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Executive Summary
The Allen Boulevard corridor, home to diverse
populations and a vibrant commercial district,
is a community in transition and a community
with potential. While Allen Boulevard possesses
unique assets in its present state, it has seen
little in the way of localized planning or City
programs tailored to the area’s needs. As such,
the City of Beaverton partnered with the Portland
State University Master of Urban and Regional
Planning program to produce a detailed corridor
study and planning guide for the area. From
that partnership, six graduate students formed
a consulting group, InSite Planning, to produce
this plan.
One challenge to developing a plan for Allen
Boulevard is meeting the often overlapping
interests of different types of users. To many
regional users, Allen is simply a transportation
corridor - a way to get from Point A to Point B. To
others it is a retail and commercial destination,
while still for others it is the backbone of their
neighborhood and local community. With these
shifting identities comes a responsibility to
balance these oft-competing needs. The Allen
Boulevard corridor also faces the challenge
of clarifying its role and identity, locally and
regionally, while being in close proximity to

					

Downtown Beaverton and Cedar Hills, and the
influence of entities such as Nike, Intel and the
City of Portland. The intent of this plan is to craft
strategies that allow Allen to better meet the
needs of all users and define its role at both the
scale of the local community and regionally.
This plan tackles a range of issues including:
•
•
•
•
•
•

Housing
Transportation
Streetscape Environment
Community Development
Land Use
Economic Development

InSite Planning developed over 50 objectives
and strategies based on these goals to respond
to local residents’ desire to improve their
community. They are grouped by the expected
ease of implementation and the potential to have
the greatest impact. It is critical to note that these
strategies are offered as a guide not only for City
staff, but for all users of the Allen Boulevard
corridor, whether they are a business owner,
resident, pedestrian, or a daily auto commuter
passing through the area. This document and
the recommendations within are a resource
for the community - a guidebook to help foster
an environment in which the Allen Boulevard
corridor can flourish.

Through an extensive process of engaging with
the public, the following goals were identified
that encapsulate community desires for the Allen
Boulevard of the future:
•
•
•
•
•
•

Affordability
Balance
Belonging
Safety
Identity
Vitality
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Study Area Description
The Allen Boulevard Corridor Plan is focused
on the segment of SW Allen Boulevard from SW
141st Avenue to the west and SW King Boulevard
to the east. The distance spanning these two
intersections is about 1.7 miles, and includes two
main commercial nodes where Allen intersects
with SW Hall and SW Lombard. There are three
neighborhoods that surround this portion of
Allen Boulevard: Highland, Vose and Central.
This segment of Allen is approximately half
a mile south of the intersections of SW Hall
Boulevard and SW 5th Avenue, which is the
southern edge of Downtown Beaverton. While

3
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Allen Boulevard is distinct from this area, the
City of Beaverton is planning for changes in
downtown. Infill development and revitalization
there could impact the Allen Boulevard corridor.
For the purposes of this plan, the study area is
defined at two scales: the broader “secondary”
study area, which includes all areas within a
half-mile of Allen between SW Erickson and
SW Alger (Figure 1), and the more narrowly
focused “primary” study area, which is the area
along and adjacent to Allen between SW 141st
and SW King (Figure 2). During the course

of the planning process, it became clear that
there were times it made sense to look at the
study area more broadly while at other times
it made sense to focus in more closely on
Allen. For example, when looking at housing,
it is important to include the whole study area;
however, the commercial lands in the study
area are concentrated at the nodes where Allen
intersects with SW Hall and SW Lombard. From
an economic development standpoint, it makes
sense to look at the scale of the primary study
area.

					

Portland

Hillsboro
Beaverton

Tigard
Lake Oswego
Sherwood

Tualatin
Oregon City

Legend

Figure 1: Allen Boulevard Study
Area Regional View
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Source: InSite Planning/ Google Earth
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Figure 2: Allen Boulevard
Secondary and Primary Study Area
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Primary Study Area
Secondary Study Area 		

0

.25 Miles

.5 Miles

Source: InSite Planning/ ESRI GIS
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Purpose
The Allen Boulevard Corridor Plan incorporates
community needs and values, addresses
transportation and economic development
goals, and identifies strategies to limit housing
and business displacement. The plan will feed
into Beaverton’s Comprehensive Plan update
(scheduled for adoption in Spring 2016) and its
long-range planning goals for Allen Boulevard. In
addition to informing the city’s work, community
and business leaders can use this plan to guide
discussions surrounding future land use and
development along Allen Boulevard.
This plan is not merely about a set of objectives
and strategies, but about people and a place.
Allen Boulevard is a unique place full of engaged
community members attending events, accessing
services, and shopping at local businesses.
Through our work on the Allen Boulevard
Corridor Plan we hope that this dynamic version
of Allen Boulevard is lifted up for all to see.
This word cloud, created from a compilation of
all of the comments received during community
engagement process for this plan, reflects many  
of the themes that were documented throughout
this process. Concerns about pedestrian safety
and traffic certainly came through as were the
desire for strategies tailored to the needs of kids.
All of these issues are discussed further in this
document.

					

At first glance Allen Boulevard appears to
be like any other unassuming suburban
street. The casual passerby may not
initially notice much of appeal in the
short stretch that spans from SW 141st
to SW King. To many Allen Boulevard is
simply a thoroughfare - a part of their
daily commute as they pass from Point A
to Point B - its shops and people whizzing
by formless and indistinct. Those looking
a bit closer may notice the litter that

								

lines the streets and dilapidated buildings
and assume that the area has little to
offer. However, this assumption would be
wrong. Allen Boulevard is an area rich in
culture and vibrancy, where nondescript
buildings house lively dance classes and
Korean drumming sessions. Where you
can walk into a single door and discover
four local, businesses tucked inside.
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II. Planning
Context
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History of the Study
Area and Beaverton
Before European explorers came, in the late
1700’s, to the area that is now known as
Beaverton, the land was inhabited by the Atfalati
people, which Europeans mispronounced as
“Tualatin.” The Atfalati is a tribe of the Kalapuya
Native Americans, and was a hunter-gatherer
group that generally made use of plants for their
food, shelter and clothing. The tribe had settled
at a village called Chakeipi, which meant “Place
of the Beaver.” However, the early Europeans
referred to it as “Beaverdam” and later,
“Beaverton.” While the Atfalati were a prosperous
tribe, their population fell significantly when
European explorers introduced various diseases
including malaria and smallpox. As EuropeanAmericans began arriving into the area, the
Atfalati population continued to decline and
was estimated at only 60 people in 1848. After
Kalapuya people (including the Atfalati) were
removed to the Grande Ronde Reservation in
1855, Atfalati numbers dipped to about 20.
Meanwhile, European-Americans continued
to move into the region, drawn by its fertile
agricultural lands, including the Hall and
Denney Families and Orin S. Allen. Shortly

					

after their arrival, Thomas Hall initiated the
first land claim in the area in 1847 by building
a gristmill and Thomas Denney continued the
trend by building a sawmill in 1848. Shortly
thereafter, road development became a priority.
In 1850, construction of a plank road connecting
Beaverton and Portland began and, despite a
number of challenges, was finally completed in
1860. Economic growth in Beaverton began to
boom as farmers and other merchants had a new
market to sell their goods. After the American
Civil War, a number of veterans came with the
hopes of bringing railroad service to the area. To
that end, local settlers began draining swamps
and marshes and laid out a street-grid that is now
downtown Beaverton. All of this development
spurred conversations of incorporation, and
Beaverton, with a burgeoning population of 400,
was incorporated in 1893.
For many years, the area around Allen remained
primarily in agricultural use; however, industry
did find its way to the study area in the form
of the growing film industry in the early
20th century. Premium Picture Productions
constructed a movie production studio in 1920,

								

just west of Erickson Avenue. The company
produced about 15 films, with locals often acting
as extras in the films. Sadly, Premium Picture
Productions went bankrupt in 1925 as film
production moved to Hollywood. However, Dr.
G.E. Watts converted the site into an airstrip and
hangar in 1928. The air facility closed in 1935 due
to competition from nearby airstrips, but for a
time was the third busiest airfield in the Portland
area.
After the Great Depression and World War II,
Beaverton saw a significant spike in population.
World War II veterans returned to the area
creating a strong demand for housing. With
the passage of the GI Bill in 1944, they now
had the ability to purchase a home with a lowinterest loan. This new demand, coupled with the
expansion of the Sunset Highway (U.S. 26) into
Beaverton in 1946, drove unprecedented growth
of residential and commercial development in
the area. Between 1940 and 1960, the population
of Beaverton grew nearly five times over, and
with that expansion, the area in and around Allen
Boulevard began to change as well.
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The study area and its surroundings, circa 1960.

Source: Beaverton Historical Society
9
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Suburban Context
Suburban America as we know it grew out of
changing trends in the era following World War
II, as many people migrated from cities to rapidly
growing, newly developed suburban areas.
Driven by changing demographics, new
transportation options, and government policies,
investment shifted away from cities and
towards the infrastructure that supported and
made possible the suburban lifestyle. Massive
investments in interstate highway construction,
coupled with Federal Housing Authority (FHA)
loans enabled many to purchase homes in the
suburbs. However, this movement of people
and capital did not affect all groups equally.
Minorities were often discriminated against and
unable to secure FHA loans that would allow
them move to suburban areas, leaving these
groups concentrated in increasingly disinvested
inner-city areas.

					

Today a shift is once again occurring as young
people and empty nesters increasingly flock to
cities seeking more vibrant and walkable urban
environments.  In some cases, the hallmarks of
suburban life, such as shopping malls and office
parks are seeing disinvestment and needing to
adapt to less auto-oriented lifestyles.
The demographics of suburban areas are also
changing. As the demand for close-in city living
increases, so too does the cost. In recent years
due to rising costs and gentrification in urban
neighborhoods, many minorities and low-income
populations have relocated to more affordable
suburban areas in order to find more affordable
housing. Data from the 2005 American
Community Survey revealed that for the first
time, more poor people lived in the suburbs of
major U.S. metropolitan areas than in central
cities.

								

In recent years the City of Beaverton has
experienced changes common to many
suburban areas in the United States, including
demographic changes. The Allen Boulevard area
in particular has seen a significant increase in
its Hispanic population since 2000, as well as
increases in the African American population.
There are also pockets of poverty located within
in the study area, where median income is
much below the average for the city as a whole.
Key questions that emerge include how to
address these disparities and how to reconfigure
suburban areas such as Allen Boulevard so they
are more walkable and well connected to ensure
that goods and services are readily accessible to
all community members.
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Community Profile
The Allen Boulevard corridor study area is home
to a diverse and ever changing community.
In part, some of these trends prompted the
creation of this planning document as the City
of Beaverton recognized the need to engage
and plan for a community in transition. The
Community Profile shows that the community
around Allen Boulevard has become increasingly
diverse over time, with significant growth for
communities of color. The changing face of
the local community led to the emergence of a
diverse and vibrant commercial area. Also, the
number of people with disabilities within the
study area is noteworthy as there are facilities
along Allen Boulevard that cater to the housing
needs for this population.

11
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There is disparity between incomes within
particular sections of the study area. The Census
block group at SW Allen and SW Lombard
Boulevards has the lowest median household
income within the study area, whereas other
Census block groups in the study area have
median household incomes that are more than
double the level found at Allen and Lombard. In
addition, there is an unsubstantiated perception
of crime within the study area. Feedback from
surveyed community members show there
is concern over crime and the perception of
crime, but statistics show that the study area
experiences crime rates at lower levels of most
types of crime.

Finally, the prevalence of people with disabilities
has informed many of the recommendations
in this planning document. According to
2008-2012 ACS estimates, 13 percent of the
population within the study area had some form
of disability. This is slightly higher than the City
of Beaverton, in which an estimated 10 percent
of the population has some form of disability.
This is of particular note as the Bridge, a housing
complex for people with disabilities, is housed
within the study area at SW 141st and SW Allen
Boulevard.
Please note that a more thorough investigation of
the area’s demographic trends can be found in
the Existing Conditions Appendix.
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Figure 1: Hispanic population change in the study
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Figure 3 Median Household Income

Figure 2: 2012 Race and Ethnicity in Allen Blvd. Study Area
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Equity Considerations
This plan contains strategies that propose
making changes along Allen Boulevard. These
changes include creating a better pedestrian
experience by making Allen Boulevard more
walkable and bikeable, adding more street trees,
and providing local business owners with the
knowledge and resources to make storefront
improvements, amongst others. A key question
that must be asked in this plan, and any other
revitalization efforts, is what will the effects of
these actions be on the existing community?
Will community benefits accrue largely to those
who currently work and live along Allen or to
those drawn to a revitalized Allen? Though a
pedestrian friendly environment can help create
healthy and active communities and storefront

					

improvements can support business owners by
drawing additional customers to local businesses,
there can be unintended consequences when
such measures are taken. Rising property values
that occur as a result of these actions can cause
displacement and have a disproportionate impact
on low-income populations and communities of
color.

wealth building and to avoid displacement of
both current residents and business owners.
Strategies that reduce and mitigate the impacts of
gentrification must be implemented concurrently
with those that could help revitalize the area
in order to avoid displacement of the existing
community.

Populations vulnerable to displacement are
heavily represented along the Allen Boulevard
Corridor. The Census tract surrounding SW
Allen and SW Lombard has one of the lowest
median incomes in Beaverton and also has
one of the highest concentrations of Hispanic
residents in the city. This plan has been created
with consideration for the needs of vulnerable
populations in mind and hopes to lessen existing
disparities. Strategies are advanced to aid in

								

Final Report | Allen Boulevard Corridor Plan

14			

Environmental Justice
Environmental justice is an important
component of equity. Environmental justice
will be achieved when everyone enjoys the same
degree of protection from environmental and
health hazards and equal access to the decisionmaking process to have a healthy environment
in which to live, learn, and work. Historically,
minorities and low-income populations have
had greater exposure to environmental hazards.
These communities have been targeted for
freeway construction and the placement of
potentially hazardous industries.

Allen Boulevard lies in close proximity to
Highway 217 and an industrial zone. Asthma
rates in the area are among the worst in the
region, ranging from 12.2 percent to 16.4 percent
in the census tracts in the study area, compared
to 8.4 percent for the state of Oregon overall.
Allen Boulevard is also home to an environmental
justice population, defined as an area with
significant low-income and minority populations.
These facts are taken into consideration
throughout the plan. A number of strategies have
been recommended to address environmental
justice impacts, including installation of street
trees and green infrastructure.
Throughout relevant chapters in this plan these
issues have been identified, along with strategies
to mitigate disparate impacts.

15
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Traffic backed up along Allen.

					

Planning Context
The study area has seen little in the way of
localized planning or city programs tailored to
the area's social and economic needs. Various
plans have been produced in the past that
mention or peripherally impact Allen Boulevard,
including the 2006 update to the Beaverton
Comprehensive Plan, the 2020 Washington
County Transportation Systems Plan and Metro’s
2040 Growth Concept (Figure 6). However,
most of these plans relate to transportation
improvements that fall outside of the study area,
such as a widening of Allen at the intersection
of SW Murray Boulevard. Another plan that
mentions Allen is the 2005 Oregon Department
of Transportation (ODOT) 217 Corridor Study,
which calls for major changes to the interchanges
at Allen Boulevard that would likely impact the
entire corridor. However, it should be noted that
the plan’s authors made various assumptions
about the ability to finance such improvements,
and as with many government agencies, ODOT
did not include an assumption that a deep
economic recession would take place shortly after
the plan’s publication. As such, none of these
recommendations have been fully realized as of
June 2014.
While some plans mention Allen Boulevard
directly, there are others that may have an
indirect impact on Allen Boulevard and its
residents (Figure 7). These plans offer strategies
and goals that align with those found in this
planning document.

					

Figure 4: Plans that directly impact Allen

Plan

Agency

Relevance

217 Corridor Study

Oregon
Department of
Transportation

Calls for "braided ramps" and "diamond
interchanges" at the Allen Boulevard exit. Also
calls for cyclist infrastructure improvements at
Hall and Allen.

2006 Beaverton
Comprehensive Plan: Land City of Beaverton
Use

Follows Metro's 2040 Growth Concept Main Street
and Corridor designations.

2006 Beaverton
Comprehensive Plan:
Transportation

City of Beaverton

Calls for new signals, signal upgrades and adaptive
signal systems.

Washington
County

Recommends "Street Design" improvements for
Allen. This includes improvements to pedestrian,
cyclist and transit systems, while maintaining
adequate capacity for motor vehicles.

2020 Washington County
Transportation System
Plan

Regional Vision: The 2040
Metro
Growth Concept

Designates Allen as a Main Street at the
intersection of Hall Blvd, however, designates the
rest of Allen as a corridor.

Figure 5: Plans that influence policy in Beaverton

Plan
2010-2015 Consolidated Plan

Fair Housing Plan

A Road Home: 10-Year Plan
to End Homelessness in
Washington County

								

Agency

Relevance

Washington County

Describes the community
development needs for low and
moderate-income people.

Washington County

Identifies barriers that impede
residents’ ability to access
fair housing and policies and
procedures to mitigate such
barriers.

Washington County

Includes goals and strategies
for reducing and eliminating
homelessness.
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III. Process
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Planning Process
The process for developing this plan was broken
into three overlapping phases. Community
engagement was central to this process and is
discussed in more detail in the following section.

Phase 1
Phase 1 involved scoping the project, gathering
background information on the study area, and
designing the community engagement process.

Phase 2
The second phase of this project focused on
collecting and synthesizing the community
engagement data, including surveys, interviews,
focus groups, and public meeting feedback into
goals, objectives, and potential solutions to
issues raised by the community.

Phase 3
Phase 3 consisted of refining the
recommendations into strategies that could be
implemented by the City and other stakeholders.
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Community
Engagement Process
“I think the opportunity to look at Allen
Boulevard is very important and exciting,” reads
one of the community comment cards. This
sentiment is representative. The Allen Boulevard
Corridor Plan community engagement process
was met with considerable enthusiasm from the
community. At events around the City people
approached to share what they loved about Allen
Boulevard, what they wanted fixed, and their
hopes and fears for the future. Some stories were
repeated over and over: traffic lining up behind
cars waiting to turn left, pedestrians feeling
unsafe crossing the street, and kids jaywalking
across four lanes of traffic because of the distance
between crosswalks. Surveyed commuters
generally appreciated the street as a convenient
thoroughfare, while other residents wished for
cafes and gathering places where they could meet
their neighbors. Many voiced admiration for the
area’s diversity but worried that its vibrancy was
hidden behind abandoned couches and litterstrewn streets.

Guiding Principles
Early and ongoing opportunities for
involvement
Involving the public early in the planning
processes provides policymakers and planners
with important information while building trust
among community members as their input is
considered before key decisions are made.
Integration of key players into the process
Effective public participation integrates public
sector agencies, non-profits, businesses owners,
service providers, and the general public. As
such, our community engagement process
reaches out to these groups to generate a holistic
vision for Allen Boulevard.
Focus on populations that have been
historically marginalized by the planning
process. Especially those concentrated
in the study area including low-income
households, renters, non-English speaking
persons, immigrants, persons with disabilities,
minorities, and youth.

19
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Figure 1: Summary of community engagement process

Purpose

Tools
Website
Facebook page
Press release

Raising Awareness

Flyers and posters
Postcard mailers
Advertising at Beaverton library
Outreach to religious institutions
Tabling at established events

Gathering Background Info Stakeholder interviews
Community surveys

Collecting Feedback

Comment cards
Focus group
Two public meetings

Engaging the Business
Community

Business survey
Customer intercept survey
Information sharing with MESO
The Bridge Focus Group

Reaching out to
Marginalized Communities

					

PAL youth activity
Tabling at events
Presentation at Beaverton Diversity Advisory Board
Spanish surveys distribution
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Recommended Future
Outreach
There are key communities we failed to reach.
The Korean community has a presence in the
area but our materials were only available in
English and Spanish. Small locally owned shops
dominate the business community and time
constraints limited their participation. By and
large, our community survey results do not reflect
the opinions of study area renters or the Spanish
speaking community, though both of these
groups attended our events and were heavily
represented in our customer intercept surveys.
Due to our success interacting with renters using
the intercept method, we recommend further
outreach to renters with a focus on door-to-door
efforts at apartment buildings or intercepts at key
intersections in the study area.
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IV. Goals
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How the Plan Is
Organized
Six goals were identified to guide the
development of the objectives and strategies
that are presented in the following chapters.
These goals were identified based on community
feedback. Throughout this plan when objectives
meet goals, corresponding icons are placed
beside them.
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Goals
Belonging: Offer residents desired

Vitality: Spur economic development by

Identity: Cultivate a residential and

opportunities to get to know one another, show
pride in their community, and demonstrate

supporting an independent and diverse business
mix that is integrated with Beaverton as a whole

commercial identity that is uniquely Allen

Safety: Promote a safe and clean

Balance: Recognize potentially conflicting

Affordability: Preserve affordable housing,

environmental for all users

interests of Allen Boulevard users (i.e.
pedestrians and drivers, residents and

transportation, retail, and leisure activities of
current and future residents and business owners

stewardship

					

commuters)
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V. Land Use
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The Allen Boulevard study area is home to
a diverse business community and a range
of housing types, with most land uses along
Allen Boulevard geared toward auto-oriented
uses. Though any retrofit of this suburban
environment would include developments that
are easily accessed by automobile, it was made
abundantly clear that local residents would
like to see new development at the humanscale with a safer, more comfortable pedestrian
environment. Therefore, the land use strategies
in this section elevate pedestrian priorities, while
recognizing that this suburban area must still

					

must accommodate auto-oriented development.
Surveyed residents also expressed a desire for
placemaking opportunities that emphasize Allen
Boulevard’s unique character. An emphasis
on mixed-use zoning and development could
help realize the placemaking opportunities for
the Allen Boulevard corridor by incorporating
neighborhood-scale, mixed use development
that supports an inviting and walkable business
district. This type of development could bring
more residents to the street, shops, and public
spaces in a safer, more comfortable atmosphere.
This attraction could build on a neighborhood

								

identity through personal interactions, such
as events at public gathering places and the
streetscape design itself. Embedded within
a strategy for a walkable, mixed-use Allen
Boulevard corridor is concern that this strategy
could also be a driver of gentrification and
displacement in the area. Therefore, a strategy
that mitigates displacement by supporting
housing options for all income levels in the area
has also been included in this plan.
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Context
Land Use and Zoning Analysis
A land use and zoning analysis was conducted
for the study area that evaluated how land
is currently being used and determined how
existing plans and policies would shape the Allen
Boulevard corridor in the future. This analysis
included an inventory of existing land uses along
the corridor, research into the current zoning and
other relevant polices that affect land use and
urban design within the study area.

felt that there was ample parking along the
Allen Boulevard corridor and that the amount
of parking was the right amount to meet their
needs.

Auto-oriented development along Allen Boulevard

Existing Land Use and Urban Design
The primary study area is home to the major
commercial node along SW Allen from SW
Lombard to SW Hall, as well as the highest
concentration of multi-family housing within the
study area (Figure 1). Civic and institutional uses
also play a role within the primary study area in
the form of churches and the Beaverton Activities
Center. Beyond the primary study area, but
within the half-mile secondary study area, singlefamily development is the predominant land use.
The scale of the built environment along Allen
Boulevard is generally oriented towards the
automobile. Buildings are one or two stories and
set back from the street. Parking is abundant
and generally located between the buildings and
the street. Survey results revealed that almost
80 percent of community survey respondents
27
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Zoning
Zoning in the secondary study area is primarily
residential, though the primary study area along
Allen Boulevard is almost exclusively zoned for
multi-family or commercial (Figure 2). Of all
the lands within the secondary study area, 59.3
percent is zoned residential: 40.5 percent for
single-family housing and 18.8 percent for multifamily development. Only 1.3 percent of the
study area is zoned Neighborhood Service Center
(NS), which is the zoning designation found at
the main commercial node; however this node is
the focal point of the study area, which elevates
the importance of looking at zoning in that area.
Other zoning designations are found along the
fringe of the study area, including industrial and
multiple-use zones; however, the land use and
zoning analysis primarily focuses on the areas
found along the corridor.
The zoning for the study area generally matches
up with the existing land use inventory. The
primary area zoning designations are almost
entirely multi-family or commercially zoned.
The NS zone, the commercial zone found at
the SW Allen and SW Hall and the SW Allen
and SW Lombard nodes, allows for commercial
development scaled to serve the surrounding
neighborhoods (most retail operations must
be smaller than 15,000 square feet in size). As
described in the Beaverton zoning code, this
zoning designation would produce development
similar to what is found at the site today (for
29
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Figure 2: Study Area
Zoning
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more detailed description of zoning designations
within the study area, see Appendix: Existing
Conditions – Section III).
The main aspirational land use plans for Allen
Boulevard corridor are the City of Beaverton’s
Comprehensive Plan and Metro’s 2040 Growth
Concept (Figures 3 and 4). The 2040 Growth
Concept designates the preferred form of
growth and development within the Portland
metropolitan region. Both plans have caveats
- the City is in the process of updating the
Comprehensive Plan, so the description of future
land uses described within this chapter may be
subject to change. The 2040 Growth Concept is a
regional planning vision that may not be entirely
on the mark at such a fine-grained scale. Both of
those documents envision Allen Boulevard with
a main street feel in the future at the primary
commercial nodes. This would be a departure
from the current low-density, auto-oriented
commercial development found within the study
area and from the current NS zoning designation.
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Figure 3: 2040 Growth Concept
Designation
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Figure 4: Study Area Land Use
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Objective
Objective 1. Encourage land uses that support
pedestrian safety and comfort, cohesive design,
and contribute to commercial district identity and
economic development

Objective 2. Improve parking standards to support
pedestrian-friendly, mixed-use development

Objective 3. Explore zoning and land use policies that
reduce residential and business displacement

					

Strategy

Goal

1.1: Explore an appropriate zoning designation for the  Allen/
Hall and the Allen/Lombard commercial nodes to encourage
mixed-use main street-style development to support a safer, and
more comfortable pedestrian environment
1.2: Consider rezoning vacant parcels along the Allen Boulevard
corridor for mixed-use development
2.1: Create parking standards that require parking to be
located behind new development to activate street frontage for
pedestrian use
2.2: Allow for lower parking requirements within the new
commercial node rezoning to allow developers more flexible site
design and reduce multi-family housing cost

3.1: Incentivize affordable housing construction through density
bonuses or voluntary inclusionary zoning
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Strategies
Objective 1. Encourage land uses
that support pedestrian safety
and comfort and contribute to
commercial district identity and
economic development

Strategy 1.1: Explore appropriate zoning
designations for the SW Allen and SW
Hall and the SW Allen and SW Lombard
commercial nodes that encourage mixeduse, main street-style development
to support a safer, more comfortable
pedestrian environment

“When you get off 217 you could
be in any blighted suburb in the
country; Allen needs a unified
identity.”
“Definitely keep and encourage
mixed-residential as well as retail.”

- Community Comments
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Strategy 1.2: Consider rezoning vacant
parcels along the Allen Boulevard corridor
for mixed-use development

Throughout the community engagement process,
two things that emerged very clearly were the
desire for a safer pedestrian environment (the
most common survey comment) and the need for
a clearer and cleaner identity for Allen Boulevard.
Auto-oriented development, such as that found
along Allen Boulevard, encourages driving and
discourages walking and biking. Encouraging
denser, more walking-oriented development
would by extension create a safer walking
environment. Mixed-use development also makes
it easier for some workers to live closer to their
jobs.

create the environment that pedestrians want to
walk in. Zoning changes that support walkable
neighborhoods, coupled with improved multimodal infrastructure, and slower traffic speeds
could make Allen Boulevard a much safer and
more comfortable pedestrian environment.

Mixed-Use Zoning

Pedestrian Safety

Allen Boulevard is designated a future main
street in the Beaverton Comprehensive Plan
as well as the Metro 2040 Growth Concept;
however, the existing zoning is not fully
supportive of that type of development. Though
the current NS zoning of the area is consistent
with the goals of mixed use centers, the NS
standard’s minimum front setback requirement
of 20 feet for parcels less than 60,000 square feet
and building heights of 35 feet may limit future
mixed-use developments that could catalyze the
area.

There are a number of reasons why rezoning for
mixed-use, pedestrian-oriented development
at the Allen Boulevard commercial node
makes sense. The surrounding area is zoned
for higher-density housing and it is adjacent
to downtown, so the intensity of nearby land
uses is appropriate. Additionally, concerns
about pedestrian safety rose to the top of all
concerns we heard from the surveyed community
members. Improving pedestrian infrastructure
is a great way to improve pedestrian comfort
and safety. However, compatible land uses help

Mixed-use development is a strategy widely used,
including in other areas of Beaverton because it
brings compatible land uses closer together and
encourages development at the human scale. The
City of Beaverton currently has several multipleuse zones (which have the same functionality as a
mixed-use zone). Many are tailored to the needs
of a specific area; others are tailored towards
transit-oriented development. The two that
are adjacent to the study area are the Regional
Center – Old Town (RC-OT) and the Regional
Center – East (RC-E). Though neither of these

					

districts is necessarily suited for Allen Boulevard
(RC-OT is intended for downtown development
and the RC-E would continue to encourage
auto-oriented development) it is likely more
feasible to adapt an existing multiple-use zoning
designation for the Allen Boulevard commercial
node than to craft a new zoning designation. The
City of Beaverton, through the Comprehensive
Plan update, should engage the community to
determine an appropriate, multiple-use zoning
designation that serves the unique needs of the
Allen Boulevard corridor.

• Active and mixed uses
• Increasing social diversity, safety, and a
sense of community
• Reducing automobile trips and the need for
parking
• Improving the vitality of the business
community by bringing more customers to
the area

To get to a functional Main Street-style
development, a community must:
• Revise zoning codes and public works
standards
• Make it easier to build compact, mixed-use
developments with complete streets
• Make it harder to build single-use, autodependent places

Downtown Beaverton

Regardless of whether the City opts for a new or
existing mixed-use zone for Allen Boulevard, it
must follow through on Comprehensive Plan and
2040 Growth Concept visions for main street
style development. A main street’s functionality
derives from:
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Beaverton’s Multiple Use Zones
35
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Beaverton is home to a number of mixed-use
zones (referred to as multiple use zones in the
Beaverton zoning code). InSite recommends
that the City of Beaverton explore an
appropriate multiple use zoning designation
for the commercial node along Allen Boulevard
at Hall and Lombard. Below is a snapshot of
how the existing zoning designation matches
up with some multiple use zone examples in
Beaverton.
Neighborhood Service Center (NS): The
NS District is intended to provide minimal
areas of service and convenience uses to meet
the frequent needs of nearby residents.
The current zoning for the Allen Boulevard
commercial node is NS. Though this zone
Allen Boulevard

is appropriately scaled at the neighborhood
level, development standards and allowed uses
encourage an auto-oriented commercial zone.
Regional Center - Old Town: The RC-OT
District encompasses the City of Beaverton’s
original downtown, and is intended to maintain
the mix of uses, scale of development, and
appearance that are characteristic of this
historically significant area while supporting
existing and future businesses in moving
toward and achieving the vision of the regional
center.
Downtown Beaverton, located just
approximately a half of a mile to the north of
the primary study area, is zoned RC-OT. This
zone is more suitable to mixed-use, pedestrianDowntown Beaverton

Source: http://pdxfanews.blogspot.com/

					

oriented development than the NS zone, by
allowing setbacks to the lot line, greater height
and more mixing of uses. Though intended
for a regional center, this zoning designation
could be appropriate for the Allen Boulevard
corridor, as it does allow for some autooriented use.
Regional Center - East: The RC-E District
is adjacent to Highway 217 and located a little
more than a quarter-mile from the nearest light
rail station. It is intended to support existing
and future businesses by accommodating
automobile-oriented uses lower intensity uses.
This zone is intended to maintain pedestrian
linkages to the transit stations and transitserved land uses.

					

RC-E zoned land is located on the northeast
fringe of the study area along BeavertonHillsdale Highway west of Highway 217. Though
a multiple-use zone, this zoning designation is
still scaled towards autos and likely wouldn’t be
appropriate for the Allen corridor.

Figure 5: Allowed uses and development standards in the NS, RC-OT, and RC- E zones.
Allowed Uses

Commercial

Multiple Use

NS

RC - OT

RC - E

Residential - Detached

CU*

Yes

Yes

Residential - Attached

CU

Yes

Yes

Live/Work Uses

Yes

CU

CU

Office

Yes

Yes

Yes

Non-Profit Public Services in Public
Building

Yes

Yes

Yes

Community/Recreation Center

Yes

Yes

Yes

Retail

Yes

Yes

Yes

Gas Station/Minor Auto Repair

CU

Yes

Yes

Auto Repair- Major

CU

No

CU

Drive-Through

Yes

CU

CU

Design Standards
FAR (Min.-Max.)

N/A

0.35-None

0.30 - None

Max. Height

35 ft.

40-75 ft.

80 ft.

Front Setback

20 ft.

None

15-25 ft.

* Conditional Use
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Objective 2. Improve parking
standards to support pedestrianfriendly, mixed-use development

Strategy 2.1: Create parking standards
that require parking to be located behind
new development to activate street
frontage for pedestrian use
Strategy 2.2: Allow for lower parking
requirements within the new commercial
node rezoning with reduced parking
minimums to allow developers more
flexible site design and reduce multifamily housing cost
Right-of-way encroachments force parking onto
what was once a front yard.

Based on community feedback, the Allen
Boulevard corridor has sufficient parking. Nearly
all of the parking within the primary study area
on Allen Boulevard is private, off-street parking.
In some areas, roadway widening over the years
has encroached into what was once a front yard,
but is now a parking area.
Strategies for parking management being
adopted by some cities include:
1. The elimination or reduction of minimum
parking requirements based on density, car
ownership rates, and availability of public
transit.
2. The adoption of maximum parking requirements
3. Allowing shared parking; and requiring parking lots and structures to be located behind
buildings.
A strategy for rear parking would be a good
match for the Allen Boulevard corridor. Under
the current development pattern, parking
dominates the street frontage and creates
ingress/egress issues along Allen Boulevard,
along with daily traffic counts of just over 20,000
cars per day. Given that there are fewer cars
than residents in the area - per capita vehicle
ownership is 0.6 cars for every resident - parking
could be minimized.
Minimum off-street parking requirements are
an integral component of zoning codes that
are adopted by communities to avoid traffic
congestion and overcrowded on-street parking.
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They are typically based on parking generation
rates published by the Institute of Transportation
Engineers (ITE) and may result in surplus
parking. A typical parking space, including aisle
area required to maneuver, takes up 300 square
feet. This translates to increased development
costs, especially in areas where real estate
prices are high. Though usually hidden, these
development costs are nonetheless passed on to
the occupant.
Some communities, including Eugene, Oregon,
are reducing minimum off-street parking
requirements as an incentive to promote the
development of affordable housing. Studies show
a strong correlation between household income
and vehicle ownership. Since low- and middleincome residents may own fewer or no vehicles,

“It is hard to shop as a pedestrian
[on Allen]. The businesses are far
apart and it is uncomfortable to
walk between them.”
“How do we balance the
transportation needs with the
livability needs along Allen?”

- Community Comments

					

An example of rear parking along BeavertonHillsdale Highway

Objective 3. Explore zoning and land
use policies that reduce residential
and business displacement

Strategy 3.1: Incentivize affordable
housing construction through density
bonuses or voluntary inclusionary zoning

reducing parking requirements for affordable
housing developments will decrease the cost of
housing and make additional space available to
increase the number of units.
Strategies 1.1 and 1.2, which encourage walkable,
mixed-use neighborhoods, tie in well with these
recommendations. Mixed-use developments
require less parking than single use zones and
allow for shared parking for employment and
residential uses that are used at different times of
the day, thereby requiring fewer overall spaces.

					

Many of the recommendations in this plan,
if implemented, could have unintended
consequences. There is a danger that
implementation of strategies that support a
more human-scale Allen Boulevard could also
lead to gentrification and displacement of
existing businesses and residents as the area
becomes more appealing to residents that can
afford higher rents. Though gentrification and
displacement is a challenging problem that
requires a balancing of overlapping interests,
there are strategies to address this issue. Some
of these are discussed in other chapters of this
report (see Housing for additional strategies for
dealing with residential displacement). From
a land use perspective, the primary way for
addressing displacement are zoning and land use
tools strategies that support affordable housing
for lower-income residents. Inclusionary zoning
is a strategy designed to address displacement of
residents in gentrifying neighborhoods.

								

Inclusionary zoning is a land use practice that
requires affordable housing units to be built
along with market rate housing, typically in new
developments. Inclusionary policies developed
in response to so-called “exclusionary zoning”
practices that were common throughout
much of the 20th century, in which low cost
and multi-family housing was banned from
many communities. Since 1999, Oregon
jurisdictions have been prohibited from enacting
mandatory inclusionary policies, however, many
jurisdictions offer incentives to developers.
Theses incentives come in the form of expedited
permitting, fee waivers, or density bonuses,
to help offset the cost of the affordable units.
Portland is but one example of a city in Oregon
that uses incentives to entice developers to
include affordable housing in new developments
in exchange for density bonuses in the form of

“I’m concerned about the existing
population getting pushed out. I would
do whatever I could to help develop the
necessary infrastructure, public policy...
to help prevent their displacement.”
-Community Comment
“Suburban parking ratios may be
necessary where everyone drives, but
they also tend to create environments
where no one will walk.”

- Retrofitting Suburbia
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increased Floor-Area-Ratio (FAR).
Inclusionary housing strategies seek to break
down exclusionary practices and segregation by
providing affordable housing in all communities.
Encouraging mixed-income communities
through inclusionary policies can help to
decentralize poverty; linking the creation of
affordable housing with private development can
be a powerful tool in combating displacement.
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Vacant Parcels
The Allen Boulevard primary study area contains
three privately owned vacant parcels that might
be suitable for redevelopment or for “tactical
urbanism” approaches (a strategy discussed in
the Community Development chapter). Two of
the vacant parcels are located within or adjacent
to the Allen Boulevard commercial node. The
other parcel is an unused parking located on
the west end of Allen Boulevard across from the
Beaverton Christian Church. All three parcels are
zoned for multi-family development (Figure 6).
Though these parcels could one day be used for
much needed community space or as part of an
expanded mixed-use node, they also illustrate
the need for changes to zoning designations
within the study area. Parcel 1 (the former church
parking lot) is currently subject to a proposal
for a public storage facility. A conditional use
application is currently under review with the
city. As of June 2014, it was unclear whether the
proposal would be approved. However, this type
of development raises the question of whether
other zoning designations in the study area
(beyond that at the commercial node) should be
revisited.  If the community is calling for an Allen
Boulevard with a safe pedestrian environment
and an active, vibrant identity, perhaps the
zoning should better reflect that. The other two
vacant parcels are also zoned

					

R2, meaning that, at this time, they are not
available for retail or most other commercial or
mixed uses. The City should consider rezoning
these parcels to allow more flexibility for future
development.
Beyond zoning changes, the City could also work
with private property owners and community
groups to develop these properties as much
needed community spaces. These could be
shorter-term solutions, such as opening the land
up for green infrastructure like rain gardens and
urban agriculture, using the land for park or
plaza space or athletic fields. They could also be
developed into longer term community spaces,
such as a recreational or community center.
Throughout the community engagement process,
surveyed residents made it very clear that
community-gathering spaces were something
that Allen Boulevard could use more of (31%
of customer intercept survey respondents
identified a community center as a need on Allen
Boulevard).
An opportunity to engage the community around
these parcels exists with the Environmental
Protection Agency’s Vision to Action, a program
that could convene a community visioning
process to reimagine these parcels. The City is
strongly encouraged to explore this program
further to help catalyze redevelopment in order
to meet community needs.

								

Parcel 1 is a former church parking lot that
could become a public storage facility

Parcel 2 is located on the south side of Allen
Boulevard, west of the Beaverton Activities
Center.

Parcel 3 is on the north side of Allen Boulevard
near SW Hall.

Final Report | Allen Boulevard Corridor Plan

40			

Figure 6: Zoning Information for Vacant Parcels

Parcel Number

Location

Parcel Size

Tax Lot ID

Zoning

Notes

1

SW Allen and Menlo

1.65 acres

1S116CD01000
1S116CD01100
1S116CD01501
1S116CD01200

R2

Unused church parking lot. Currently under
review for a conditional use permit for a public
storage facility. Approval is in doubt. Located in an
area of residential uses across from a church and
school.

2

SW Allen and 127th
Court

0.32 acres
(14,100 sq. ft.)

1S121AA02002

R2

Located just west of the commercial node,
adjacent to commercial properties.

3

12655 SW Allen (between 0.31 acres
Main and Hall)
(13,900 sq. ft.)

1S116DD08900

R2

Located directly across from Beaverton Activities
Center, in the heart of the commercial node.
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VI. Transportation
and Streetscape
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The Allen Boulevard corridor has many unique
aspects that provide a solid foundation for its
continuing success. Like many similar streets
in the region, Allen Boulevard is more than just
a road providing connectivity and access for
motor vehicles; it is also used by cyclists and
pedestrians and is a transit corridor. At the same
time, Allen Boulevard functions as more than just
a roadway, it is an element of the community,
giving identity to the neighborhoods it crosses
and connects.

43

Final Report | Allen Boulevard Corridor Plan

While the current roadway design of Allen
Boulevard serves mostly to facilitate east-west
motor vehicle traffic, there is also great potential
to provide improved infrastructure for all modes
of travel: pedestrians, bicycle users, transit users
and motor vehicles. Improvements to the Allen
Boulevard right-of-way (ROW), defined as the
area from the outer edge of one sidewalk to the
outer edge of the opposite sidewalk, including
the sidewalks and the roadway, could provide
greater access, comfort and, most importantly,
safety to all of the users of Allen Boulevard while
at the same time contributing to a better defined
identity for the corridor.

					

Context
Allen Boulevard currently accommodates over
20,000 vehicles daily. It is the only east-west
arterial making the 1.75 mile direct connection
between SW Murray Blvd and Hwy 217. It is
between SW Farmington Road, to the north, and
SW Brockman Road (which connects to SW Hall)
to the south. The posted speed limit is 30 mph
both in the residential and commercial sections
of the corridor. The street varies at times from
four lanes, with two lanes in each direction,
to five lanes, which includes the addition of a
center turn lane. Sidewalks along the corridor
vary from 4 feet in width to 12 feet depending on
location. Planter strips, some of which include
street trees, appear on much of Allen Boulevard
but are not consistent throughout. Some sections
of the sidewalk are curb tight, or closer to traffic,
than other areas. Bike lanes are largely absent on

Allen Boulevard, only appearing in the roughly
500 feet between SW Wilson Avenue and SW
Menlo Drive. TriMet provides bus transit service
on Allen Boulevard, though overall ridership is
low as no single stop has more than 35 riders
per day. As a result, the wait-times are around
25-30 minutes for the four bus lines that
service the corridor: 53, 62, 76 and 88. Another
effect of the low ridership is a lack of bus stop
amenity investment. TriMet only installs certain
amenities at stops, such as shelters, when there is
a daily average ridership of at least 50 riders.
An overall characteristic of the corridor is the
significant range and inconsistency in the ROW
width across Allen Boulevard. At its narrowest
the ROW is approximately 60 feet. At its widest it
is closer to 90 feet (Figure 1). This has the impact

of limiting the area and size of improvements
to the corridor, such as the addition of a center
turn-lane, bike lanes, or sidewalk widening and
improvements, unless the current configuration
is adjusted and allowed to change.
Of the Allen Boulevard users that responded
to the community survey, a majority (62
percent) felt that Allen Boulevard was a “good
thoroughfare” and 66 percent felt that the
traffic speeds on Allen Boulevard were about
right. Pedestrian safety was the top category of
comments received from the public. Concerns
about pedestrian safety were prevalent in the
responses across different groups of respondents.

Figure 1: Varying widths of Allen Blvd right-of-way
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Objectives

Strategies

Goals

Strategy 1.1 Move sidewalks that are currently
curb tight to the far side of a 7.5 foot street tree
and planter strip per City of Beaverton sidewalk
Objective 1. Improve sidewalks to increase the walkability of Allen  
standards for arterials
Boulevard, making it more and comfortable and safe
Strategy 1.2: Ensure that sidewalks are in
acceptable condition and compliant with the
Americans with Disabilities Act (ADA)
Objective 2. Improve pedestrian crossings at appropriate
locations along the Allen Boulevard corridor to provide greater
walkability, north-south access, comfort and safety, while
reducing jay walking

Strategy 2.1: Install rapid flash beacons or HighIntensity Activated Crosswalk (HAWK ) signals,
improve pedestrian safety and reduce jay walking
Strategy 2.2: Install center-lane pedestrian refuge
islands
Strategy 2.3: Adjust stop light timing to increase
pedestrian safety
Strategy 3.1: Add designated bike lanes
Strategy 3.2: Install designated bike crossings to
allow improved north-south movement

Objective 3. Identify areas along Allen Boulevard where bicycle
safety could be improved to encourage greater use and comfort

Strategy 3.3: Explore installation of wider
sidewalks to accommodate bicycle riders in the
pedestrian realm
Strategy 3.4 : Install center-lane refuge islands for
cyclists
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Objectives

Strategies

Goals

4.1: Install center turn-lanes to provide left turning cars a lane to
queue
Objective 4. Identify areas along Allen Boulevard
where motor-vehicle safety could be improved

4.2: Reduce the number of travel lanes to allow room for center
turn lane

Objective 5. Improve public transportation
functionality, use and access

Strategy 5.1:  Identify strategic transit stop locations to widen
sidewalks to meet ADA loading/unloading compliance at
appropriate locations

Strategy 5.2 Work with TriMet to assess community transit needs

Objective 6. Provide a safer, more pleasant and
more comfortable streetscape environment with
street trees

Strategy 6.1: Identify areas lacking in vegetation and plant street
trees in planter strips and median islands

Strategy 7.1: Identify locations and partnerships to help implement
Stormwater improvements and install green infrastructure

Objective 7. Identify locations along Allen Boulevard
to better accommodate stormwater improvements
Strategy 7.2: Provide basic amenities to streetscape for improved
and improve basic streetscape amenities
pedestrian convenience, comfort and identity
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Strategies
Objective 1. Improve sidewalks to
increase the walkability of Allen
Boulevard, making it more safe and
comfortable

Strategy 1.1 : Move sidewalks that are
currently curb tight to the far side of a 7.5
foot street tree and planter strip per City of
Beaverton sidewalk standards for arterials

Poor maintenance of existing sidewalk on SW Allen

The majority of Allen Boulevard currently has
street trees located between the sidewalk and the
street. This provides a buffer for pedestrians from
motor vehicles while also putting trees between
the vehicles and the pedestrians. The street trees
also act to improve the environmental quality
of the corridor, helping to absorb emissions and
improve air quality while also beautifying the
area. Street trees also act to set a rhythm and
consistency to the corridor sequence.

Strategy 1.2: Ensure that sidewalks are in
acceptable condition and Americans with
Disabilities Act (ADA) compliant
While the overall sidewalk infrastructure of Allen
Boulevard is good (all sidewalks are at least 4
feet wide and at every intersection there is a curb
cut) there are portions of sidewalk that need to
be mended and attended to so that all users can

Boulevard

“Narrow sidewalks make it difficult
to get on the wheelchair ramp of
the bus because the ramp takes up
most of the sidewalk and there is
nowhere to turn your wheelchair
around to get on the ramp.”

access them with equal ease.
While the sidewalk infrastructure on Allen
Boulevard is above the ADA minimum of 36
inches, and therefore compliant, many areas
are not maintained to this standard, making
mobility in these areas difficult. Also, Beaverton
standards for arterials state that sidewalk widths
shall be a minimum of 6 feet; this is greater
than ADA standards yet not the norm for most
of the pedestrian infrastructure found on Allen
Boulevard. When possible, sections of sidewalk
should be maintained so that they are ADA
compliant.
Through connection to TriMet’s Transit
Investment Priorities (TIP) process, Allen
Boulevard may be able to access funds, as
was done on Farmington Road, for sidewalk
improvements. Other options may include
using such resources as ODOT’s Flexible
Funds or Washington County’s Major Streets
Transportation Improvement Program (MSTIP).
These programs provide funding where
improvements to accessing transit are needed or
where current infrastructure is substandard.

- Community Comment
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Objective 2. Improve pedestrian
crossings at appropriate locations
along the Allen corridor to provide
greater walkability, north-south
access, comfort and safety, while
reducing jaywalking

Strategy 2.1: Install rapid flash beacons or
High-Intensity Activated Crosswalk (HAWK)
signals, improve pedestrian safety and
reduce jaywalking

Crossing Allen Boulevard on foot can be
challenging for both pedestrians and motor
vehicles. The change in topography along
the corridor, the lack of marked crosswalks,
and inconsistent block lengths leads many
pedestrians to cross either mid-block or at
areas that are inconvenient for motor vehicles
to stop. When pedestrians cross at unmarked
crossings (denoted as any intersection) vehicles
rarely come to a stop and gave pedestrians the
right-of-way. Currently there are nine unmarked
crosswalks on Allen Boulevard, and seven that
are marked. There is also a significant amount
of pedestrian jaywalking on Allen Boulevard,
particularly between SW Hall and SW Lombard
Boulevards. This could possibly be explained
by its proximity to the community center and
the majority of retail shops in this area. Adding

pedestrian crossing signals may both improve
pedestrian safety when crossing and reduce
the incidence of illegal, mid-block crossing by
pedestrians.
Rapid flash beacons and HAWK signals are both
versions of pedestrian activated crossing systems
that enable pedestrians to activate flashing
lights to provide safe crossing by forcing motor
vehicles, in all lanes, to come to a complete stop
for a set amount of time.
The intersection and crosswalk improvements on
SW Watson and SW Hall Boulevards between SW
Farmington Road and SW 5th Avenue provide
an example of a treatment that can both improve
pedestrian comfort and safety while also acting as
an investment in the identity of the area.

Jaywalking on SW Allen Boulevard between SW
Hall and SW Lombard

					

“Pedestrian crossings aren’t clearly
marked or respected. I have had
close calls with getting hit on Allen
and Scholls Ferry and Allen and
Lombard.”

- Community Comment
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Strategy 2.2: Install center-lane pedestrian
refuge islands
Due to the width and speed of Allen Boulevard,
installing refuge islands would provide
pedestrians with a safer location from which to
cross. This is especially true mid-block where
there are conflicts between pedestrians and
motor vehicles.

Strategy 2.3: Adjust stop light timing to
increase pedestrian safety

The implementation of new timing standards for
traffic lights along Allen Boulevard could be an
easy way to create greater bicycle and pedestrian
safety through longer, safer crossings.

Objective 3. Identify areas along
Allen Boulevard where bicycle safety
could be improved to encourage
greater use and comfort

Strategy 3.1: Add designated bike lanes
Between the current rate of speed, traffic
volume on Allen Boulevard, and a lack of
existing bicycle infrastructure, many cyclists
49
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ride on the sidewalks, creating discomfort for
both pedestrians and cyclists. The addition
of designated bicycle lanes, similar to what
currently exists between SW Wilson and SW
Menlo, would provide improved access and
comfort for bicycles.
Bike lanes would also provide increased mode
organization along the corridor so that cyclists
are not competing with either pedestrians or
motor vehicles. Finally, since Allen Boulevard
is an arterial, per Chapter 6 Transportation
Element of the Comprehensive Plan, it is
designated as a bikeway.

Bicycles and pedestrians use of sidewalks on SW
Allen Boulevard

Strategy 3.2: Install designated bike
crossings to allow improved north-south
movement
Through our community engagement process,
cyclists commented on the difficulty crossing
Allen Boulevard in a number of locations. The
lack of bicycle infrastructure impedes access for
cyclists traveling along Allen Boulevard and those
trying to cross it, making convenient north-south
movement through the area difficult. Bicyclists
have commented that reworking and improving
some area crossings, and the addition of a
designated crossing would improve north-south
bicycle movements greatly. Cyclists commented
on the poor design of the SW King and SW Allen
Boulevard crossing for cyclists heading north.
There is no sidewalk on the east side and so there
is no crossing button. Cyclists are either forced to
wait in a turn lane or between lanes of traffic.
The installation of a HAWK device on SW Hall
near SW Greenway Boulevard provides some
precedent for the devices to be considered in this
area.

“There should be bike lanes, I ride
on the sidewalks and try not to hit
pedestrians”

- Community Comment

					

Strategy 3.3: Explore installation of wider
sidewalks to accommodate bicycle riders
in the pedestrian realm
The improvement and widening of sidewalks
provides benefits to all users. In the absence of
designated bicycle lanes or widening sidewalks to
accommodate cyclists and pedestrians, a multiuse path or “ciclorutas” could provide a safe and
comfortable area to ride along Allen Boulevard.
The concept and installation of a shared path for
Examples of multi-use sidewalks

					

cyclists and pedestrians is not new. While multiuse paths are more common in urban areas in the
United Kingdom and Australia they are regularly
constructed in the US, typically outside of the
urban environment. Locally, the Springwater
Corridor Trail, which runs parallel to the
Willamette River on the east side of Portland,
and the Fanno Creek Trail in Beaverton provide
two salient examples illustrating how these two
users can and do regularly coexist on one path
without conflict.
As this is a design strategy unique to an urban
environment it requires further consideration
and analysis. However, in order to increase
access for all travel modes along Allen Boulevard,
when there is an inflexible ROW, this could be
a strategy or pilot project that attempts to apply
conventional concepts in an unconventional way.
If sidewalks were widened, there would be a need
to educate all users. This should include, but
not be limited to, which user has right-of-way
(pedestrian) and where to ride (using signage,
or ground textures). If implemented, this design
strategy would also help to provide a unique
identity to Allen Boulevard while addressing
the larger issues of safe and comfortable use for
pedestrians and cyclists.

								

Strategy 3.4: Install center lane refuge
islands for cyclists
Similar to the strategy of adding center lane
refuge islands for pedestrian use, center lane
refuges for bikes would provide significant
improvement to the safety and comfort of cyclists
crossing Allen Boulevard as well.

Objective 4. Identify areas along
Allen Boulevard where motor-vehicle
safety could be improved

Strategy 4.1: Install center turn lanes to
provide left turning cars a lane to queue
Many comments from surveyed community
members mentioned frustration over the lack of
current center turn lanes along Allen Boulevard.
They feel that a center turn lane would allow
motor vehicles better ability to turn left off of
Allen Boulevard without the effect of reducing
traffic flow.
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Strategy 4.2: Reduce the number of travel
lanes to allow room for center turn lane
Many surveyed community members spoke
to the desire for increased safety and comfort
for pedestrians and cyclists walking and riding
along Allen Boulevard. However, for many of
these improvements to be realized the current
use of the ROW would need to be reconsidered
and redesigned. Removing a travel lane in each
direction to allow a center turn lane, designated
bicycle infrastructure, planting strip and street
tree improvements as well as wider sidewalks,
is a very compelling argument. While the
Federal Highway Administration currently
suggests the strategy of a “road diet” for streets
with traffic volumes less than 20,000 per day
(Allen Boulevard is just over that amount) it is
Figure 1: Road diet case study

Street
25th
Avenue

City and
State

Lane
ADT %
Reduction Change

San
4 lanes to 3
Francisco,
CA

-11.5%

Stone Way Seattle,
North
WA

4 lanes to 3

-7.6%

Nebraska
Avenue

Tampa,
FL

4 lanes to 3

-18.4

Ocean
Boulevard

Myrtle
Beach, SC

4 lanes to 3

-13.3

East
Boulevard

Charlotte,
NC

5 lanes to 3

-8.2%

an interesting concept that could be explored
as a way to provide improved access for the
pedestrian and bicycling uses of the corridor
(Figure 1).
Road diets implemented in similar corridors
in 5 case studies across the county showed a
decrease in average daily traffic (ADT) rates.
Though the road reconfiguration proposal is a
compelling idea that would help realize many of
the objectives for roadway improvements, the
community support for this strategy is mixed.
When asked, 43% of survey respondents were
not in favor of removing travel lanes, however
40% were in support. Also of note is that in five
different sites similar to Allen Boulevard where
road diets were installed, traffic speeds remained
the same but the Average Daily Traffic (ADT)
counts decreased by an average of 10 percent.

Objective 5. Improve public
transportation functionality, use and
access

Strategy 5.1: Widen sidewalks to meet
ADA loading/unloading compliance at
appropriate locations

The current sidewalks on Allen Boulevard meet
the ADA minimum of 36 inches. However, the
majority of the public transit stops are not at
the ADA minimum of 5 feet in width and 8
feet in depth so that users in wheelchairs can
comfortably load, unload and turn once off the
bus.

Strategy 5.2: Work with Trimet to assess
community transit needs
Survey respondents mentioned a need for
improved bus transit service on Allen Boulevard.
However, current ridership numbers do not
support an unmet demand as no stop had more
than 30 average daily riders. City of Beaverton
and TriMet should evaluate whether existing
transit lines meet the needs of the area. Key to
this updated analysis is to determine if transit
lines are consistent with user needs. This would
include, but not limited to, analyzing during peak
hours as well as those needing to ride during
non-peak hours.

“I think more landscaped medians
and a larger tree canopy would
naturally encourage cars to slow
down”

- Community Comment

Source: Schlossberg, 2013
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Objective 6. Provide a safer,
more pleasant and comfortable
streetscape environment with street
trees

Strategy 6.1: Identify areas lacking in
vegetation and plant street trees in planter
strips and median islands
Many community members commented on
increasing the number of street trees and planter
strips along Allen Boulevard. Where possible
adding planter strips between the street and
the sidewalk would allow increased street tree
placement and enhance pedestrian comfort and
safety. Increasing vegetation would also add to
the identity of Allen Boulevard as an attractive
and pleasant streetscape, while also taking steps
to address issues of environmental justice by
improving poor air quality that currently exists in
much of the area.
As an early cursory step, the curb-tight sidewalks
diagram in the Existing Conditions Report
provides a context of where there are gaps in the
current street tree plan. Improvements could be
implemented through saw-cutting planter areas
into the existing pavement

					

Objective 7. Identify locations
along Allen Boulevard to better
accommodate stormwater
improvements and improve basic
streetscape amenities

Strategy 7.1: Identify locations and
partnerships to help implement
Stormwater improvements and install
green infrastructure
Currently, hardscape areas dominate most of the
area along Allen Boulevard. Installation of green
infrastructure would provide environmental
benefits by slowing and cooling stormwater
runoff, as well as add greenery and beauty to
the area. This could be initiated both through
partnerships with private landowners as well as
within the public ROW.

Strategy 7.2: Provide basic amenities
to streetscape for improved pedestrian
convenience, comfort, identity and
wayfinding
Basic amenities should include the installation
of trashcans, benches, drinking fountains, street
scale lighting and increased bicycle parking. The
installation of these amenities would both show
renewed interest and investment in the area by

								

The City of Portland’s “Grey to Green”
program provides a precedent for an
ambitious implementation strategy
to “boost green infrastructure in
Portland.” The five-year program
initiated within the City of Portland
and enacted with help from
community partners, was designed
to “capture and manage stormwater
with vegetation and soils.” Through
the Grey to Green program and
with a partnership with Friends
of Trees, over 32,200 new street
and yard trees have been planted,
capturing an estimated 18 million
gallons of stormwater annually.
The program also boasts 867 new
green street facilities to help capture
stormwater to name only a few of the
accomplishments of the program and
its impact on the area.
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the City while also providing needed amenities
for users. This strategy would help to reduce
litter, provides areas to sit, rest and talk for
pedestrians, and provides elements to improve
visibility and sense of safety. Such an investment
also reinforces the importance of the pedestrian
user along this corridor and in this community.
Signage and wayfinding would aid pedestrian
and cyclist orientation on the corridor while
also helping to provide clues for users in how
to navigate through the corridor. In addition, it
allows for the less conflict between users.
Many of these amenities could be located
adjacent to transit stops, thus enabling the
City to take advantage of TriMet’s program for
businesses to “adopt” a stop. With this adoption,
the business agrees to monitor and remove the
trash and clean the benches. Another TriMet
program worth noting is the replacement of
many of the stop benches with more ADA
compliant “leaners” that have been purchased by
private companies.
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VII. Economic
Development

55
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The Allen Boulevard corridor is ripe for
opportunity. The corridor is in close proximity
to downtown Beaverton and includes a diverse
array of independent businesses. Hispanic,
Korean, and Middle Eastern-owned businesses
are particularly prevalent in the area. Many of
the existing businesses and services primarily
cater to the area’s growing Hispanic population;
however, this niche-market could also serve the
broader community, positioning the corridor as a
citywide destination.

					

A business inventory conducted in the spring
of 2014 revealed 66 businesses operating along
the stretch of Allen between SW Alger and
SW Erickson. The potential exists to lift this
commercial district up and transform Allen
Boulevard from a corridor perhaps best known
as an arterial connection to Highway 217, to an
area renowned for its vibrant culture and diverse
independent business community. Through
greater economic development programming
that supports existing and new businesses,
current and future residents and business owners
will be able to reap the benefits of a revitalized
Allen Boulevard.
Owner of a hair salon located along Allen Boulevard
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Context
Businesses along Allen Boulevard are
concentrated at the intersections of SW Allen
and SW Hall and SW Allen and SW Lombard. Of
the 66 businesses and community organizations
in the study area, retail trade, services, and
accommodation & food services are the industries
into which the majority of businesses along the
corridor fall (Figure 1). When broken down
beyond industry, the inventory revealed that
the most common business types found along
Allen Boulevard are beauty salons and barber
shops. Together these account for approximately
14 percent of all businesses. There are also six
electronics stores, primarily comprised of cellular
phones and computer services in the area.
The corridor contains eight restaurants, including
three full-service restaurants, three limited
service restaurants (fast-food), and two mobile
food services (food trucks). All restaurants, with
the exception of two fast food restaurants in
the area, specialize in Latin cuisine. For more
detailed information on the retail mix and market
trends, see the Retail Market Analysis (Appendix
1). The business mix along Allen Boulevard is
indicative of its auto-oriented layout. Car washes
and gas stations are prominent businesses along
the corridor. At the time of the recent inventory,
there were only two vacant storefronts in the
study area; however several other business

spaces, though currently operating, have signs
indicating availability for lease.
A variety of small businesses are often clustered
in a single building, which can make it difficult
to determine which businesses are in a given
location. Signage tends to be somewhat cluttered
and varies greatly from business to business
in shopping centers. This results in a lack
of cohesion and identity for the commercial
corridor. Signage is at times outdated and not
reflective of current businesses in the area.  
Much of the signage is in Spanish, which some
English-speaking residents say deter them from
frequenting those businesses. Many building
exteriors along the corridor could benefit from
facade improvements.

Signage at the Allen Blvd. Professional Building
located near SW Allen and SW Hall

Figure 1: Allen Boulevard Industry Mix

Industry

Number of
%
Businesses

Retail Trade

22

33.3

Other Services

20

30.3

Accommodation & Food Services

9

13.6

Health Care and Social Assistance

6

9.1

Professional, Scientific, and Technical Services

4

6.1

Finance and Insurance

2

3.0

Manufacturing

1

1.5

Administrative & Support and Waste Management & Remediation

1

1.5

Educational Services

1

1.5

Total Businesses

66

100.0

Source: InSite Planning 2014 Inventory
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Objective
1. Increase economic development
programming to promote the corridor as a
destination for local, ethnic businesses in
Beaverton

2.  Improve the appearance of Allen
Boulevard

3. Support new, existing, and established
businesses along Allen Boulevard and
recruit new businesses based on the
desires of the local community

Strategy

Goals

1.1: Create a Cultural District

1.2: Provide technical assistance to local business owners to provide
information about how to best market to broader audiences
1.3: Promote the Allen Boulevard corridor through festivals and events
2.1: Develop targeted economic development programs for the Allen
Boulevard business community, such as a Storefront Improvement
Program

3.1: Support existing and new small businesses through partnerships
with community development financial institutions and other nonprofits
3.2: Conduct business recruitment activities for businesses that will
match the desires of the local community
3.3: Work with local commercial property owners to locate food carts or
a food cart pod along Allen Boulevard

4.1: Work with existing businesses to create an Allen Boulevard
4. Organize the business community on
Allen Boulevard to create a cohesive vision Business Association
for the corridor
4.2: Consider the potential benefits of a Business Improvement District
in the area and work with local business owners to determine feasibility

					

								

Final Report | Allen Boulevard Corridor Plan

58			

Objective 1. Increase economic
development programming to promote
the corridor as a destination for local,
ethnic businesses in Beaverton

Strategy 1.1 Creation of a Cultural District

Allen Boulevard has a unique identity; however
a lack of cohesion and promotion of the area
obscures this and makes it difficult for businesses
to create a retail environment that attracts a
broad range of customers. Community survey
comments indicate that some respondents
are uncomfortable frequenting businesses on
Allen Boulevard due to concern over shopping
in businesses that seemed unfamiliar and
where English was not spoken. The presence
of ethnic and/or immigrant-owned businesses
can be an asset. In some areas that are home to
immigrant communities or broader multicultural
populations, the richness of these cultures has
been built upon to create a unique identity for
that area. Examples include the Jade District in
Portland, the Del Paso District in Sacramento,
and Frog Town in St. Paul, Minnesota.
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In recent years the area surrounding SE
82nd and SE Division in Portland has
become home to a growing community
of Asian immigrants. The ‘Jade District’,
as it has been dubbed, has emerged as
Portland’s new unofficial Chinatown.
The area was designated by the Portland
Development Commission (PDC) as
a Neighborhood Prosperity Initiative
(NPI) district in 2011. In 2013 a
partnership between the Asian Pacific
American Network of Oregon (APANO)
and the PDC was formed to reach out
to the local community to assess how to
spur economic development in the area,
while also preserving local culture.
Efforts to promote the area and give
it broader appeal include creating a
pedestrian friendly environment and
installing banners on lamp poles in the
district.

					

Portland’s Mississippi Street Fair

Strategy 1.2 Provide technical assistance
to local business owners to provide
information about how to best market to
broader audiences

To attract a broader customer base to the area
local business owners may need technical
assistance to determine how to best market
their businesses. Business owners may need
assistance with translating signage into English
in order to be more accessible to the larger
community. Assistance with advertising may also
help to generate interest in businesses along the
corridor. Comments from surveyed community
members often revealed that they were unaware
of existing businesses in the study area.

response to the community survey question,
“What would make walking along Allen
Boulevard more comfortable?” Business owner
survey results also revealed that 77 percent of
those surveyed thought that store fronts in the
area required improvements to attract more
customers (Figure 2).

Objective 2. Improve the
appearance of Allen Boulevard

Strategy 1.3 Regional promotion of the
Allen Boulevard corridor through festivals
and events

Festivals and events hosted on Allen Boulevard
could aid in drawing more people to the area
and transform Allen Boulevard into a regional
destination. Marketing and promotion of the
corridor through events targeted at a broad
audience, for example ‘A Taste of Allen Boulevard
Festival’ and/or presence of local businesses at
the Beaverton Farmer’s Market could help raise
the district’s profile regionally.

					

Strategy 2.1 Develop targeted economic
development programs for the Allen
Boulevard business community such as a
Storefront Improvement Program
Many surveyed community members identified
unappealing storefronts as a deterrent to
shopping on Allen Boulevard. More appealing
storefronts was the most commonly cited

								

The City of Beaverton currently offers businesses
and commercial building owners up to $20,000
in matching grant funds to make facade
improvement projects in Beaverton’s downtown
core. Funds may be used for a variety of projects
such as painting, brick/stone work, and the
installation of new awnings and storefront
windows.  Interviews with City staff revealed that
the program has been largely successful and that
most of the buildings targeted downtown have
seen improvements. Allen Boulevard represents
a natural extension of the program and would
qualify under the blight category.
The Beaverton Main Street Program, which
also currently focuses on downtown, could be
expanded to include the Allen Boulevard corridor
as well. The program allows eligible organizations
to receive up to $2,000 to implement
revitalization projects based on the Four Point
Approach™ of Organization, Promotion, Design,
and Business Development.
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Objective 3. Support new, existing,
and established businesses along
Allen Boulevard and recruit new
businesses based on the desires of
the local community

Strategy 3.1 Support existing and new
small businesses through partnerships
with community development financial
institutions and other non-profits
Figure 2: Business Survey Question: Do you think
storefronts in the area require improvements to
attract more customers?

Surveyed community members value the existing
business community and expressed concerns
about potential displacement as a result of
revitalization efforts.  According to an interview
conducted with Microenterprise Services of
Oregon (MESO), the business community
along Allen Boulevard is composed of many
Latino business owners who may face language
barriers and be unfamiliar with existing business
assistance programs. MESO began working
with small business owners in the area in 2011,
due to interest in the corridor by the City’s
Economic Development Division.  MESO offers
business advice and start up assistance in the
form of small loans. The City also currently works
with Adelante Mujeres, through the Adelante
Empresas program, to provide trainings for
aspiring new businesses owners. Continued
work with MESO and Adelante Mujeres to build
trust with local business owners and to provide
educational and financial assistance will provide
much needed support to the small business

San Francisco Market on Allen Boulevard

community on Allen Boulevard.

Source: Allen Blvd Corridor Business Owner Survey
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A continued partnership with Albina
Opportunities Corporation (AOC) would also
provide support to established businesses. AOC
is a certified community development financial
institution (CDFI) with a stated mission to
create jobs and wealth for underserved small
businesses in distressed neighborhoods in the
Portland region. AOC provides loans and support
to immigrant, minority, women, and disabledowned small businesses.

					

Strategy 3.2 Conduct business recruitment
activities to businesses that will fit in with
the fabric/desires of the local community
at large

The Allen Boulevard commercial corridor is
home to many local businesses. The area is
frequently noted for the prevalence of hair salons
and affordable ethnic dining options. However,
many community survey respondents were
unsatisfied with the current mix of businesses on
Allen Boulevard. Over a third of those surveyed
indicated that businesses are “not at all a good
fit” to meet their needs. Popular suggestions for
the area included more sit-down and higher-end
restaurants. Customer intercept respondents
indicated that a clothing store in the area would
be desirable. Currently, there is only one clothing
store located along the corridor and it specializes
in formal wear such as wedding dresses and
accessories. Business owners surveyed indicated
that they thought that businesses such as a drug
store, recreation facility, and bakery among
others, would attract more customers to the
street (Figure 3). Through working with area
real estate brokers and site selectors, suitable
businesses could be identified and efforts could
be made to attract these businesses to the area.
Recruiting retailers to the area that are based
on identified community needs and desires will
create a more vibrant Allen.

					

Strategy 3.3 Work with local commercial
property owners to locate food carts or a
food cart pod along Allen Boulevard.

Many surveyed community members like the
idea of food carts. Sixty-nine percent of business
owners surveyed (Figure 4) and 55 percent of
community survey respondents indicated that
they thought Allen Boulevard would be a good
location for a food cart pod.
Recent research regarding possible changes to
Beaverton’s temporary mobile use codes shows
there is an opportunity for a food cart pod along
Allen Boulevard. Beaverton’s current codes may
have deterred food cart operators from parking
in the city. Specific issues include time operation
limits and no overnight storage. Interviews with
MESO also identified restrictive food cart laws,
requiring cart operators to move from place to
place and consequently pay multiple rents, as
financially detrimental to cart operators.  Survey
results from the city’s Food Cart Survey indicate
that the majority of respondents welcome
changes to current codes. Seventy-eight percent
of customers indicated that they believe food
carts should be able to stay in place overnight;
90 percent thought food carts should be able to
co-locate, forming food cart pods; and 93 percent
said that there should be more food carts in
Beaverton.

								

Figure 3: Top Five businesses that business
owners felt would attract more customers to the
street

Rank

Business

1

Drug Store

2

Recreation Facility

3

Bakery

4

Coffee Shop

5

Florist

Source: InSite Planning Business Owner Survey

“Commercial activity should
be diverse, multi-cultural,
small individual markets,
shops, social service centers,
lots of mixed retail, but not
lots of chains”

- Community Member
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Figure 4-: Survey Question: Do you think Allen Boulevard would be a good location
for a food cart pod?

Objective 4. Organize the business
community on Allen Boulevard to
create a cohesive vision for the corridor

Strategy 4.1 Work with existing businesses
to create an Allen Boulevard Business
Association

Source: Allen Blvd Corridor Business Owner Survey
Ricos Tacos, one of two food carts currently located along Allen Boulevard

Currently the Allen Boulevard commercial area
lacks a business association. Survey results
from local business owners indicated that 85
percent of respondents thought that a business
association would be useful for businesses
along Allen Boulevard (Figure 5). A business
association would allow business owners along
the corridor to organize and unite behind a
cohesive vision for the corridor.
A business association may offer a number of
benefits, including a stronger collective voice of
the local business community to advocate for
improvements, increased business visibility, and
educational opportunities for business owners.
In nearby Aloha, Oregon, the business
community organized in 2011 to establish the
Aloha Business Association (Figure 6). Currently
the business association has over 70 members.
Since its formation the Association has created
a map of local businesses and played a role in
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the establishment of the Aloha Library. Key
first  steps in developing a business association
include outreach to the local business community
(in the case of Aloha efforts were spearheaded
by local business owners going door-to-door ),

Figure 5: Survey Question: Do you think a business association would be useful for
businesses along Allen Boulevard?

determining a governing and payment structure,
developing a vision, goals, and strategy, as well
as identifying potential community partners.
The Beaverton Downtown Association also
provides a useful example in which business
owners united behind a shared vision to revitalize
the downtown.

					

Source: Allen Blvd
Corridor Business
Owner Survey
Figure 6: The Aloha area, which lies in close proximity to the study area, has an active
Business Association
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Strategy 4.2 Consider the potential
benefits of a Business Improvement
District in the area to meet identified
issues and work with local business
owners to determine feasibility

proposed district and approval by the City of
Beaverton. Outreach and education directed
at the local business community regarding the
potential benefits of establishing a BID would be
an essential component of this strategy.

Lombard Center, one of several shopping centers
located along Allen Boulevard

Figure 7: What would make the experience of

A business improvement district (BID) can
provide a source of funding for improvements
by levying an assessment on businesses in the
district. This could include facade, sign, and
streetscape improvements. Taxes for a BID
generally fall between 1 to 3 percent of assessed
value. BIDS can benefit areas by tidying up
commercial districts and creating a more inviting
atmosphere.

walking along Allen Boulevard more comfortable?

Rank

Improvements

1

More appealing storefronts

2

Better maintained sidewalks
and/or crosswalks

3

Less litter
Source: Allen Blvd Corridor Community Survey
Portland’s Clean & Safe District is one of the oldest and most successful business improvement districts
in the country

Comments from community members indicated
that there is a perception of crime along
Allen Boulevard, despite relatively low crime
statistics. The perception of safety in an area
can be correlated to maintenance, with areas
experiencing more litter and graffiti viewed as
being more dangerous. Maintenance issues in
the study area were identified by community
members as a key area of concern (Figure 7).
Funds derived from a BID would provide needed
dollars for businesses to make improvements to
create a more amenable business environment
and draw more potential customers to the area.
Establishment of a BID would require the assent
of the majority of property owners within the
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Source: The Oregonian
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VIII. Housing
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A common framework for understanding the
state of a community’s housing is the five
A’s: Availability, Appropriateness, Amenities,
Adequacy, and Affordability. A healthy vacancy
rate makes housing in the Allen Boulevard
Study Area easily available to the interested
renter or buyer. The study area’s central location
offers abundant amenities; the farmers market,
the public library, and the Beaverton Transit
Center are within a 20-minute walk. A range
of housing types is present in the study area,
but the appropriateness of the housing stock is
diminished by the lack of studios and units with
three or more bedrooms. Visible structural decay
along the corridor suggests inadequacy of the
housing stock. Study area housing is affordable
compared to other Beaverton neighborhoods,
but is still beyond the reach of those with very
low incomes. Area residents earning below 50
percent of area median income face a gap of
approximately 1,000 units.

					

Affordability is further threatened by the risk of
public investment catalyzing gentrification. The
study area is near downtown Beaverton and the
Creekside District, recipients of recent planning
efforts and public investment. A proposed
private downtown development at the site of
1st and Angel describes an upscale apartment
complex aimed at attracting Nike employees
currently residing in Portland. Market pressures
from this type of development along with future
infrastructure improvements and business
recruitment on Allen Boulevard will likely drive
up land values in the study area.

								

Gentrification would negatively impact the City
of Beaverton as a whole, because the study area
contains an enclave of workforce housing near
Beaverton’s downtown. Preserving study area
affordable housing also achieves fair housing
goals. The study area has an above average to
high opportunity score on Washington County’s
Opportunity Maps. The maps measure access
to transit and services, school quality, and
environmental health. Planning interventions
should support housing choice in areas of
opportunity by promoting housing options for a
variety of incomes and lifestyles so the benefits
of living there are conferred to all. Moreover, the
City should preempt involuntary displacement
of current residents by anticipating the effects of
rising rents and home values.
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Housing Stock in the Study Area
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Context
A walking tour of the Allen Boulevard study area
revealed an array of housing options of variable
size and price. Multi-family apartments and a
few mobile home parks abut the commercial
corridor. Apartments and townhomes extend
into the surrounding neighborhoods, which are
dominated by mid-century detached singlefamily homes. Current zoning allows accessory
dwelling units. Structural quality varies greatly,
with some apartment buildings and houses
experiencing serious dilapidation, especially
between SW Hall Boulevard and Hwy 217.
These observations are reflected in Beaverton’s
Housing and Neighborhood Stability Analysis
(2010), which describes housing stock in this
area as having structural conditions somewhat
worse than other City neighborhoods. This
report also notes that this area has relatively low
homeownership rates (Figure 3) and low home
values (Figure 1 and Figure 2) compared with the
rest of Beaverton. However, these factors seem to

have blunted the impact of the recent foreclosure
crisis. See Existing Conditions Appendix and
Housing Market Analysis Appendix for more

Figure 2:
Median Home
Values Adjusted
for Inflation

Source: 2008-2012
ACS, 2000 US Census

Figure 3: Allen Blvd. Study Area Tenure

Study Area

Figure 1: Median Home Values (adjusted for

Number
of units

inflation; in 2012 dollars)

2000
Median
Home
Value

2012
Median
Home
Value

Study Area

$211,085

$257,951

Beaverton

$248,127

$290,800

Washington Co.

$240,527

$290,900

					

information on the current conditions of housing
stock in the study area.

% of total

Beaverton
Number
of units

% of total

Washington County
Number
of units

% of total

Occupied
Housing

7,249

Owner
Occupied

3,322

45.8

17,898

49.2

123,442

61.7

Rental
Occupied

3,927

54.2

18,449

50.8

76,178

38.3

Source: ACS 2008-2012
								

36,347

200,169

Source: ACS 2008-2012
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Objectives
Objective 1. Support safe and
healthy homes

Objective 2. Preserve an enclave
of workforce housing proximate
to downtown

Strategies

Goals

1.1 Revamp Beaverton’s housing inspection program to better target problem
properties and protect vulnerable renters
2.1: Provide incentives and technical assistance for developers looking to build
affordable, sustainable, or workforce housing (e.g. density bonus)
2.2: Acquiring, manage, and oversee the site development of vacant land to protect
future opportunities for affordable housing

3.1: Actively promote existing programs to help homeowners fix up their properties
Objective 3. Increase financial
stability by encouraging home
ownership and building home
equity

3.2: Help first-time home buyers or those with checkered credit histories obtain
homeownership
3.3: Restore and preserve historic homes to build neighborhood identity and increase
property values
4.1 Educate landlords and tenants about the new Section 8 anti-discrimination
legislation

4. Mitigate gentrification and
displacement

4.2: Leverage economic growth into community benefits for existing residents

4.3: Help local nonprofits become developers through expedited permitting and
technical assistance
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Objective 1. Support Safe and
Healthy Homes

Dilapidated residences in study area

Strategy 1.1: Revamp Beaverton’s housing
inspection program

An improved inspection program is necessary
since complaints to housing code enforcement
have spiked in the last three years (Figure 4).
Interviews with code enforcement officers
suggest that Allen Boulevard is one of a few
hotspots for these complaints. Inadequate
staffing and funding limits the effectiveness

Moving to a Mandatory Inspection Program
from the current complaint driven system would
help Beaverton stay on top of dilapidated rental
properties. This type of program is based on a
random sampling of properties and is used by
the Cities of Salem and Gresham. It is funded
by charging all landlords a per-unit annual fee
that varies based on the number of units in a
property. Smaller landlords with few units get
charged less per unit than landlords with large
properties of at least 20 units. Supporters of
the program note that it enhances social equity
by protecting vulnerable renters who fail to file
complaints due to disconnection with the public
process, language barriers, or fear of landlord
retaliation. Detractors argue that this system
unfairly punishes responsible landlords. A
compromise solution is to continue the complaint
based system but target irresponsible landlords

“What is threatening Allen Blvd? Litter and
homes falling into disrepair”
Figure 4: Code complaints City of Beaverton

-Community Member
“In my professional role in community
dispute resolution I’ve seen apartment
units with basic services in disrepair like
broken stoves, faucets without water,
holes in walls and ceilings, and aggressive
mold.”

- Stakeholder Interview

					

of housing code enforcement. Interviews with
social service providers indicate that many
renters fear retaliation from landlords for
reporting maintenance problems. Undocumented
immigrants, the elderly, and the disabled are
especially vulnerable. Changing the inspection
program strategy could increase equitable
outcomes for these populations.

Source: Interview with code compliance officer
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An example of aging housing stock along Allen built before the lead paint ban put children at risk for lead
exposure if not properly maintained

by randomly inspecting 50 percent of the units
on their properties after finding one unit that is
out of compliance.
Housing inspections can also be used as
a community health tool. The Enhanced
Complaint Model, proposed by the Portland
Quality Rental Housing Workgroup (2008)
works collaboratively with police, fire, and
social services to identify habitability concerns
and problem landlords. Beaverton should also
consider the public health approach used by the
Multnomah County Healthy Homes Program.
This program encourages primary care clinicians
to request housing inspections for patients whose
health is being negatively impacted by housing.
Inspections should be educational, providing an
opportunity to teach landlords and tenants to
manage chronic problems such as mold, reducing
the incidence of these problems over time.
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The Environmental Justice
Perspective
Housing is an arena in which environmental
justice issues should be considered and
addressed. Low-income communities and
communities of color disproportionately bear
the burden of substandard housing and the
associated negative health outcomes. A focus on
healthy homes is key to improving outcomes for
these communities.

					

Asthma

Overcrowding

Asthma rates in study area census tracts are
among the worst in the metro region ranging
from 12.2 percent to 16.4 percent of the study
area population, compared to 8.4 percent among
Oregonians overall. Asthma can be triggered
by substandard housing conditions particularly
mold and dust from insect infestations.

Overcrowding is a serious problem that can affect
child development, impact mental health, and
enhance the spread of communicable diseases.
319 (7.2 percent) of study area rental households
suffer from overcrowding (CHAS 2006-10).

Lead Paint
The majority (71.2 percent) of study area housing
was built between 1950 and 1979, mostly before
the 1978 ban on lead-based house paints. The
study area has high numbers of families with
children, and children that are at particularly
high risk for lead poisoning.

								

Lack of Basic Services
There are 70 rental households in the study
area that suffer from incomplete kitchens or
inadequate plumbing. The preponderance of
these housing problems are felt by low-income
households making 0-30 percent of the area
median income (CHAS 2006-10).
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Objective 2. Preserve an enclave
of workforce housing proximate to
downtown Beaverton

The Allen Boulevard study area provides
sufficient affordable housing to its residents
making 50 – 80 percent area median income
(Figure 5) (CHAS 2006-2010). There are 2,390
excess units available at this income range.
Individuals or families at this income range can
afford to pay $912.50-$1,460.00 a month in rent,
comfortably above the study area 2012 median
rent of $850.00 (Figure 6) (CHAS 2006-2010).
This enclave of affordable housing in proximity
to downtown Beaverton offers the opportunity
for downtown workers to live near their work,
reducing commute times and carbon emissions
and increasing productivity. However, market
pressures and rising land values threaten these
units. Large apartment complexes are viewed
as low hanging fruit by developers because they
occupy large lots owned by a single owner. As
Allen Boulevard becomes more desirable it is
easy to imagine the existing workforce housing
being redeveloped at a higher price point. The
state ban on mandatory inclusionary zoning
makes it difficult to require affordable housing in
new developments.

Figure 5: Affordable Rental Unit Gaps

Rental

Affordable
Rental
Units

Gap

30% AMI

1,135

190

(945)

50% AMI

1,125

1,135

10

80% AMI

755

3,135

2,380

Source: 2006-2010 CHAS

“It is important to me to
have affordable housing
on a bus line.”
-Community Member

Strategy 2.1 Provide incentives and
technical assistance for developers
looking to build affordable, sustainable, or
workforce housing
Tools such as reduced parking requirements,
density bonuses, expedited permitting processes,
and property tax abatements can encourage
private market development to produce
affordable housing (Figure 7). Beaverton already
offers some  incentives to developers but could
reach out to local and regional developers to
inform them of the incentives available and
identify Allen Boulevard as a desirable site for
development. The Oregon Opportunity Network,
a local nonprofit, has produced an Affordable
Housing Toolkit for planners. They are looking
to help jurisdictions implement those tools and
could be a partner on this type of project.
An example of well-maintained workforce housing

Figure 6: Median Rents (adjusted for inflation in

in the study area

2012 dollars)

2000
Median
Rent

2012
Median
Rent

Study Area

$891

$850

Beaverton

$941

$935

Washington
Co.

$960

$961

Source: 2000 US Census, 2008-2012 ACS estimates
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Figure 7: Planning tools to encourage development of affordable housing

Type of Cost-offset

What It Does and Why It Helps Developers

Density bonus

Allows developers to build at a greater density than residential Santa Fe, NM varies its set-aside from 11 to
zones typically permit. This allows developers to build
16 percent depending on the character of the

Example

additional market-rate units without having to acquire more
land.

market-rate units and matches its density bonus
accordingly.

Unit size reduction

Allows developers to build smaller or differently configured
inclusionary units, relative to market rate units, reducing
construction and land costs.

Many programs allow unit size reduction while
establishing minimum sizes. Burlington, Vermont,
requires that inclusionary units be no smaller than
750 sqft. (1-bedroom), 1,000 sqft. (2-bedroom),
1,100 (3-bedroom) or 1,250 sqft. (4-bedroom).

Relaxed Parking
Requirements

Allows parking space efficiency in higher density
developments with underground or structured parking:
reducing the number or size of spaces, or allowing tandem
parking.

Denver, Colorado,waives 10 required parking spaces
for each additional affordable unit, up to a total of
20 percent of the original parking requirement.

Design Flexibility

Grants flexibility in design guidelines-such as reduced
setbacks from the street or property line, or waived minimum
lot size requirement-utilizing land more efficiently.

Sacramento, California , permits modifications of
road width, lot coverage, and minimum lot size in
relation to design and infrastructure needs.

Fee waivers or reductions

Reduces costs by waiving the impact and/or permit fees that
support infrastructure development and municipal services.
A jurisdiction must budget for this, since it will mean a loss of

Longmont, California waives up to 14 fees if
more affordable units (or units at deeper levels of
affordability) are provided. Average fees waived

revenue.

are $3,250 per single family home, $2,283 per
apartment unit.

Fee deferrals

Allows delayed payment of impact and/or permit fees. One
approach allows developers to pay fees upon receipt of
certificate of occupancy, rather than upon application for a
building permit, reducing carrying costs.

San Diego , California, allows deferral of
Development Impact Fees and Facility Benefit
Assessments.

Fast track permitting

Streamlines the permitting process for development projects, Sacramento, California, expedites the permitting
reducing developers' carrying costs (e.g., interest payments on of inclusionary zoning projects to 90 days from the
predevelopment loans and other land and property taxes).
usual time frame of 9-12 months. The City estimates
an average savings of $250,000 per project.

					

Source: PolicyLink
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Strategy 2.2: Acquire, manage, and
oversee the site development of vacant
land to protect future opportunities for
affordable housing
By purchasing vacant land in the study area now
Beaverton can preserve land for affordable
housing while land near Allen Boulevard is
relatively cheap. Allen Boulevard has three
vacant parcels, two of them are near nodes of
commercial development and are best suited to
mixed use development; one is in a residential
area and could be used as a land bank for future
affordable housing. Once a property is acquired,
Beaverton should proactively plan for the
respective tax lot’s equitable reuse. While
Beaverton may not have the capacity to use a
traditional land bank model to acquire land, land
bank precedents are still relevant. The Land
Bank of Kansas City, Missouri is a national
example of a land banking entity that focuses on
vacant land and champions temporary uses like
community gardens and nature playgrounds
while planning for long term equitable infill
development. City ownership of vacant land
could have the positive side effect of providing
temporary community amenities like a soccer
field or a space for dances and music.
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Objective 3. Increase financial
stability by encouraging
homeownership and building home
equity

Strategy 3.1 Actively promote existing
programs to help homeowners fix up their
properties
Median home values in the study area are lower
than those in Beaverton or Washington County
(Figure 8). Fix it programs help homeowners
finance repairs and build home equity and
increase pride in the neighborhood. Mend-aHome, Hope-4-Homes, Adapt-a-Home are all
existing repair and rehabilitation programs
available to eligible Beaverton homeowners,
but out of 84 survey respondents only seven
indicated that they were aware of programs to
help them fix or renovate their homes. Outreach
to surrounding neighborhoods to raise awareness
about these programs may be necessary.
Beaverton could partner with the Washington
County nonprofit Rebuilding Together, which
offers various programs for home repair to
qualifying homeowners. Code enforcement
efforts could also be tied to education about these
programs.

Strategy 3.2 Partner with non-profits that
help first-time home buyers or those with
checkered credit histories achieve
homeownership
Homes in the study area are generally of lower
value than homes in Beaverton overall (Figure 1),
and homeownership rates (46 percent) are lower
in the study area than in the rest of Beaverton
and Washington County. Many homes in the
study area are at an affordable price point for
lower income buyers. Because of the
concentration of minority renters in this area first
time home-buyer programs may succeed in
increasing minority homeownership.

“Nearby vacant homes or homes in
poor condition” is the #1 housing
related concern of surveyed
homeowners.”

					

Strategy 3.3: Restore and preserve historic
homes to build neighborhood identity and
increase property values
Robert Rummer was an architect who built 750
“Rummer homes” around the Portland metro in
the 1960s and 70s. The Allen Boulevard area hosts
clusters of historic Rummer homes, some restored
to prime condition others in disrepair. Rummer
homes are a desirable commodity in the housing
market and can sell for $20,000 to $30,000
above market rate. Owners of Rummer homes
and of other historic properties in the study area
could work with Restore Oregon, Oregon Historic
Preservation Office, and the Historic Preservation
League of Oregon to create a historic district,
making their properties eligible for historic
preservation grants and incentives. Oak Hills has
successfully navigated this process and Garden
Home is working on a similar project. These types
of projects can raise property values and create a
sense of identity in the neighborhood.

Objective 4. Mitigate gentrification
and displacement

Portland’s Gentrification and Displacement
Study notes: “Making investments to improve
a neighborhood, which can have many positive
outcomes for current residents, can make
the neighborhood more attractive and create
upward pressure on rents and housing values.
The key distinction between revitalization and
gentrification is the negative consequence of
involuntary residential displacement.”

Areas like Allen Boulevard, which has public
transit, jobs, and nearby amenities, are in danger
of gentrification due to an influx of public and
private investment. Low-income populations
and those with limited political power are at
risk of being displaced. The benefits of public
investment to Allen Boulevard may be lost to
many current residents if they are priced out.
When asked about their biggest housing related
concerns surveyed renters worried about the
ability to afford rent and/or utilities. 44 percent
of current residents are already cost burdened,
meaning they pay more than 30 percent of their
income on housing costs (2006-2010 CHAS).
This puts them one financial crisis away from
eviction or foreclosure. Gentrification and
displacement happens over time so it is critical to

Figure 9: Median Household Income

An example of a historic Rummer home in the
study area

					

Source: 2008-2012 ACS
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have short, medium, and long term strategies in
place to mitigate the negative impacts.

Strategy 4.1: Educate landlords and
tenants about the new Section 8 anti
discrimination legislation
The Housing Choice Act of 2013, otherwise
known as the “Section 8 Bill,” will go into effect
on July 1, 2014. Many landlords and tenants
are unaware of their rights and responsibilities
as they apply to this new law. The law includes
federal rent subsidies and other local, state,
and federal assistance under the state’s source
of income protections. No landlord will be
able to refuse to rent to someone based solely
on his or her Section 8 voucher, opening up
the opportunity for Section 8 voucher holders
to live near Allen Boulevard. The Landlord
Forum hosted by the police department would
be one appropriate venue to disseminate this
information to landlords. Rent Well classes
offered by the local nonprofit Community

“I’m concerned about the existing
population getting pushed out. I would
do whatever I could to help develop the
necessary infrastructure, public policy, or
whatever is needed to help prevent their
displacement.”

-Community Member
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Action could get the information to renters.
Beaverton should collaborate with local social
service agencies that help voucher holders find
private market units. Housing specialists at these
agencies can raise awareness of this new law
among clients and staff.

Strategy 4.2: Leverage economic growth
into community benefits for existing
residents
When Allen Boulevard starts to attract
accelerated private investment, Beaverton should
take an active role in redirecting some of that
investment to the local community. If Beaverton
offers a property tax exemption, tax abatement,
or other financial incentive to a business or
developer it should require a Community Benefits
Agreement in return. These types of agreements
guarantee returns to the local community. For
example, a new grocery store might commit 25
percent of its new jobs to local residents, or a
corporate headquarters might provide daycare to
local residents at a reduced cost. These types of
agreements can help residents gain the financial
stability they need to stay in areas that are
becoming more expensive.
Currently Beaverton uses this type of strategy in
the Enterprise Zones, including EZone 2, directly
across Hwy 217 from the study area. Businesses
or industry locating in an EZone sign a First
Source Hiring Agreement with WorkSource
Oregon Employment Department for employees

hired at the qualified facility throughout the
project’s construction and tax exemption period.
This model can be modified for a neighborhood
commercial hub.

Strategy 4.3: Help local nonprofits become
developers through expedited permitting
and technical assistance
Beaverton has many nonprofits that serve
low-income households, communities of color,
and people with disabilities, but few play a
development role. Helping these nonprofits
become developers can lead to housing that stays
affordable because the nonprofits are driven by
their underlying mission rather than market
forces. Moreover, nonprofits with established
relationships with populations at risk for
gentrification have a nuanced understanding of
their housing needs and can develop housing
with appropriate amenities for the populations
they serve. For example, a nonprofit might
develop much needed studio apartments
for clients with disabilities or five bedroom
apartments for immigrant families who prefer
to live with their extended family members.
Planning staff can help nonprofits streamline
their planning and permitting process through
consults before pre-application conferences and
other technical assistance.
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IX. Community
Development
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Context
During the public outreach component of the
planning process, several themes emerged
that relate to the appearance, identity, and
community cohesion in the study area. One
concern is a shortage of community spaces
for people of all ages to meet, spend time, and
recreate. Another was the notion that the study
area lacks a cohesive identity. Others were
concerned about the appearance of the area and
felt that it contributed to a perception of Allen
Boulevard as a high crime area. Taken together,
these concerns indicate a need for community
development strategies in the study area.
The community survey revealed that roughly
70% of respondents thought housing conditions,
appearance of buildings, cleanliness, and
pedestrian safety were either fair or poor,
indicating that these are areas of concern.
Surveyed community members also expressed a
desire to see more community spaces available
on Allen Boulevard. Currently the Beaverton
Activity Center serves this purpose to an extent,
but due to the variety of activities that occur at
the center, demand often exceeds capacity. Also,
in interviews and surveys, respondents frequently

					

mentioned the need for cafes, restaurants and
community spaces.
In addition to conducting surveys with adults, a
community engagement activity was developed
specific to reach out to the young people who
attend the Beaverton Police Activity League’s
(PAL) afternoon program. This activity revealed
that many youth desire to see more recreational
facilities in the area that cater to their needs.
Another issue that emerged through the
community engagement process was a perception
of crime along Allen Boulevard, which survey
respondents seemed to link to the appearance of
the streetscape and buildings along the corridor.
Looking at specific type of crimes, there are a
few interesting trends to note. The areas around
the intersections of Hall and Lombard have a
higher rate of fraud when compared to downtown
Beaverton. This reflects comments from business
owners, who reported being taken advantage of,
and an uptick in identify theft within vulnerable
populations, as noted by Consuela Star of the
Beaverton police department in an interview.
Overall, Allen Boulevard does not have higher

								

assault rates when compared to downtown
Beaverton. There is a modest amount of
vandalism along the corridor, but no higher than
downtown Beaverton. On the other hand, Allen
Boulevard has a high number of violations of
weapons laws compared to downtown Beaverton,
especially around the intersection of Hall and
Allen (for more detailed crime data, see Appendix
A: Existing Conditions).
Though community feedback suggested that
there is a perception that the study area has a
high crime rate, when compared to downtown
Beaverton, crime rates are considerably lower.
This perception might be due to the “rundown”
appearance of some sections of Allen Boulevard.
Furthermore, abandoned items (such as furniture
and shopping carts), litter, and graffiti contribute
to this perception.
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Objectives

Strategies

Goals

Strategy 1.1: Implement the Neighborhood Pride Program
Objective 1. Build neighborhood pride

Strategy 1.2: Create opportunities for stewardship, through
activities such as neighborhood clean-up days
Strategy 1.3: Strengthen code enforcement within the study area

Objective 2. Foster connections between
existing communities in study area
Objective 3. View underutilized space as
a community asset

Objective 1. Build neighborhood
pride

Strategy 2.1: Develop community gathering spaces both private
and public
Strategy 2.2: Create community events that build a shared identity
Strategy 3.1: Focus on the needs of kids and teenagers
Strategy 3.2: Engage in acts of "Tactical Urbanism" or temporary
installations of new uses in the area

area, noting trash and debris litters sidewalks,
including abandoned couches and other pieces
of furniture. One strategy that has worked well in
Beaverton and in other communities nationwide
is implementation of programs and community

In July of 2012, the City of Beaverton kicked
off the Neighborhood Pride pilot program.
The program, focused on the Colony Lane and
Southridge neighborhoods, helped those areas

activities that help to build a sense of pride.
PAL Cleanup

Strategy 1.1 Implement the Neighborhood
Pride Program
Though hard to measure, neighborhood pride
is a necessary component of creating a healthy
and connected community. As Allen Boulevard
exists today, some residents feel that more effort
needs to be put into fostering a sense of pride and
ownership in the area. Many surveyed residents
called attention to the unkempt appearance of the

					

								

“How do we encourage and contribute to
the beautification of our neighborhood in
an organic and collective way?”
“Neighborhood pride is important to
me. I want my neighborhood to look
aesthetically pleasant so I can be proud.”

-Community Comments
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realize the benefits of a connected community
working to improve itself. Unfortunately, a
permanent funding source for the Neighborhood
Pride Program was not identified to continue
the program in other neighborhoods. The city
should prioritize securing a funding stream
for the Neighborhood Pride Program and
designate the Allen Boulevard corridor as the
next neighborhood for this program. Enrollment
in such a program could begin to alter some of
the negative perceptions that some surveyed
residents currently hold.

Strategy 1.2. Create opportunities for
stewardship, through activities such as
neighborhood clean-up days

There is a clear message from the community
that they want opportunities to take ownership
“Schools could participate in neighborhood
clean up days. They could be part of
the volunteer hours requirement for
graduation.”
The city can’t be everywhere. We have
to step up and take ownership of our
neighborhoods.”

-Community Comments
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of their neighborhoods. Community members
offered various examples of desired involvement,
from clean ups to more organized cooperative
efforts to remedy dilapidated housing. Currently,
meetings for the three NAC’s in the study
area are poorly attended. The Neighborhood
Office could assist the NAC’s  by implementing
clean up activities in order to promote a sense
of ownership, and increase neighborhood
involvement within their respective committees.

Strategy 1.3. Strengthen code
enforcement within the study area

tolerated in an area. Other residents expressed
concern that the aesthetics of the area made for
an overall unpleasant walking and shopping
experience.

“I find this stretch of Allen Blvd to feel
unsafe for walking. Not necessarily
because of traffic, but because of perceived
high crime and many unkempt and
rundown properties.”

-Community Comments
Throughout the community engagement
process, a number of common complaints from
residents emerged that could be at least partially
addressed by better code enforcement or updates
to existing city codes. Most of these complaints
were centered on the appearance of the Allen
Boulevard corridor and how that contributes to
the perception of crime in the area. As discussed
in the context section above, crime along Allen
Boulevard is generally no better or worse
than that found in other parts of Beaverton.
Nevertheless, many residents expressed that the
current aesthetics along the corridor contribute
to a perception of Allen Boulevard as an safe
area with higher crime rates. This relates to the
“broken windows” theory of community policing,
which suggests that a less orderly or maintained
environment sends a signal that crime is

Abandoned couch on Allen

					

The code issues that came up repeatedly in the
community engagement process were related
to signage, graffiti, and trash within the area.
Many noted that there is an overabundance of
signs for many businesses within the area, which
likely are out of compliance with the City’s sign
code. Residents also shared that graffiti along the
corridor is an indicator of crime, and contributes
to the sense of feeling threatened while walking
in the area. Trash and litter were also a concern.
One issue with trash was an abundance of
abandoned furniture that were often found along
the corridor. Others noted a shortage of trash
receptacles within the study area, and shopping
carts from nearby grocery stores are also
routinely abandoned on Allen
To address concerns with appearance and the
perception of crime within the study area, the
City should strengthen its code enforcement
program and amend codes to better support
a more attractive Allen Boulevard. As noted
by interviews with real estate brokers, nonprofit staff and City staff, code enforcement is
one of the ways the City could address issues
involving the physical decline of buildings. Of
particular concern for code amendments are
the regulations surrounding trash and recycling
screening. Stakeholder interviews revealed that
these regulations, as written, are not adequate to
require screening of trash and recycling.

					

Cafe Au Play

Objective 2. Foster connections
between existing communities in
study area

Strategy 2.1 Develop community
gathering spaces both private and public

The Beaverton Activities Center currently hosts
many activities for the local community, but
unmet needs remain. While another public
community space may fill the need, privately
owned spaces may work as well. The City
“I’ve been to Cafe au Play, it’s a great
case study and I could see it serving this
community well, especially if adapted to
the demographics of this area.”

-Community Comment
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Drawing from the PAL outreach event with a need
for a dog park

The creation of the facility was the result of
community visioning process. Key goals that
emerged from the visioning process were to
create a space to foster relationships between
residents and to be inclusive of low-income
and immigrant families. Other key priorities of
the project were to create a community center/
gathering space with activity space and meeting
rooms that had innovative environmental design
features. The project also sought to create
workforce development opportunities through
green job training.

of Beaverton could offer incentives to any
private entity that seeks to construct such a
development, such as a non-profit who is trying
to locate a new community center or shared
workspace.
Café au Play, located in SE Portland, is a
nonprofit coffeehouse and community center.
The space holds a diverse set of events, such as
story times for kids, craft classes, and parenting
workshops.  The café sits on a communityowned property known as Tabor Commons.
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In addition to Café au Play, Neighborhood
Centers, such as Houston’s Neighborhood
Centers, Inc. offer enrichment and leisure
activities, adult basic education, and after-school
and summer activities for kids. Neighborhood
centers serve both inner city and suburban
communities and are tailored to the needs of
specific communities. The centers seek to build
on existing community strengths and use surveys
and conversations with community members to
ensure that the community plays an important
role in creating a center that provides them
with activities and services that they desire.
Survey respondents have also noted that these
precedents may solve some of the issues that the
study area faces.

Strategy 2.2. Create community events
that build a shared identity (murals,
festivals, oral history projects, etc.)

During the community engagement process,
two somewhat opposing narratives regarding
the identity of Allen emerged. One was that
Allen Boulevard lacks a cohesive identity - that
the corridor could be a stand-in for a suburban
commercial corridor anywhere in the U.S.
However, through stakeholder interviews and
other community discussions, it came through
that Allen Boulevard does have an identity, albeit
one that may not be readily apparent or appeal
to all. It also was clear that there is community
around the corridor, whether comprised of longtime residents of surrounding neighborhoods or
immigrant business owners.
What is missing within the diverse communities
that share space along Allen Boulevard, are
things that bind the community. Events
and festivals are commonly used to bring
communities together. Another strategy is
to create a mural. Not only is the mural a
lasting symbol of the community’s identity,
but the process to complete a mural is also an
opportunity to build community.
“I want to see the Allen Boulevard area
become warm and welcoming. I’m from
the Middle East and we have a culture
of hospitality there I would like to see
replicated here on Allen.”

-Community Comments

					

Objective 3. View underutilized
space as a community asset

Stuhr Center, could have a desk where the kids
could sign out sports equipment to help meet the
burgeoning demand.
Through the outreach event with the kids and

Strategy 3.1 Focus on the needs of kids
and teenagers

Dedicated spaces for youth are an integral part of
a community. There is the well-used Beaverton
Activities Center along Allen Boulevard, and
Wonderland Park is being rebuilt this spring
with better playground equipment; however,
these solutions do not meet the current demand.
A long-term solution would be to develop a
community center with amenities specifically for
youth, and a short-term solution would be to turn
some of the vacant lots along Allen Boulevard
into sport fields. In addition, public recreation
facilities, such as the Beaverton Activities Center,
Beaverton Community Center and the Elsie

teenagers participating in the PAL afternoon
program, it became apparent that there are few
good places for kids to play and recreate along
Allen Boulevard.  PAL staff expressed that their
facility was not capable of meeting the current
demand for their program, and they worried
about their ability to expand. The Executive
Director of PAL pointed out that many of the
kids they serve come from families who cannot
afford after school activities. The kids themselves
expressed a strong preference for recreation
spaces, especially basketball, soccer, and skate
parks. Another stakeholder interview with the

community policing department emphasized
the inherent problem with having a large
population of young people with few positive
ways to recreate. A community member taking
the community survey put it bluntly: when asked
if Allen Boulevard was safe, the respondent said,
“Well, yeah, if you are an adult like me. But if you
are a gang banger wannabe like my little brother,
you can get yourself into all sorts of trouble.”

Drawing from the PAL outreach event with a
request for a clubhouse.

St. John’s Mural

“A hangout for kids ages 10-13 and there
can be a separate room for adults and
there should be fairy lights and bean bags
and pizza and pie and juice :)”

- Maysa, age ten
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Strategy 3.2 Engage in acts of “tactical
urbanism” or temporary installations of
new uses in the area
Mike Lydon, a principal with the New York
City-based Street Plans Collaborative, is a
founder of the “tactical urbanism” movement.
He states that ”tactical urbanism is the use of
short-term or temporary projects to test out or
to demonstrate the possibility for long-term
change.” It can also be used simply to show that
a space could have various flexible uses. For
example, the use patterns of parking lots along
Allen Boulevard vary given the time and day. As
use patterns shift from serving as a parking lot to
a vacant lot after business hours, the lot could be
used to host outdoor summer markets or other
community events. The City of Gresham has an
Arts Plaza that provides space for local artists to
showcase their work, community members to
come together, and for public and private events
to be held. Portland is currently partnering with
the Build a Better Block organization to host
a weekend of temporal spatial changes on SE
26th Avenue and SE Clinton Street, including
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pedestrian improvements, seating areas,
landscaping and street furniture, and public art.
Tactical urbanism usually implements cheap,
temporary fixes to make the area more appealing
and pedestrian oriented. This includes bringing
in greenery, games, fairy lights, and patio
furniture to the site. Greening theses areas, even
temporarily, could address community concerns
about the quality of landscaping and green space

along Allen Boulevard. Regardless of the use,
tactical urbanism allows the community to test
the reuse of a particular space before wholly
committing to that physical change.

Gresham Arts Plaza

					

X. Implementation
Plan
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The implementation matrix on the following
pages outlines 21 objectives for the Allen
Boulevard corridor. The related strategies point
the way towards an Allen Boulevard that serves
as a citywide destination attracting people to
venues that offer international fare and daily
goods and services. Future pedestrians will rest
on shady benches and feel safe crossing the
street. Residents will have access to safe and
healthy housing available to varying income
levels and lifestyles. Allen Boulevard will
continue to welcome a diverse community near
the heart of Beaverton.
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In order to successfully complete each
strategy, there is a need for coordination and
organization; most listed strategies will not
work in isolation. In fact, many work against
each other unless implemented holistically.
For example, pedestrian improvements and
business recruitment will likely raise property
values, negatively impacting affordability for
current business owners and residents. As
such, these improvements must go hand-inhand with strategies to mitigate gentrification
and displacement. Similarly, an overarching
approach to the transportation corridor will be
more effective than small fixes at a couple key
intersections. Reducing Allen Boulevard from
four lanes to three opens up space for other
improvements like consistent center turn lanes,
wider sidewalks, bike lanes, pedestrian islands,
or stormwater improvements.

Recommended Strategy
Implementation
“Low-Hanging Fruit”:
A strategy that is easy to
implement, fulfills at least three
goals, fits with existing plans,
increases social equity, and has
support from the community.
“High Impact”:
A strategy that may be harder to
implement, but will have a high
positive impact on the study area.

					

Associated
Strategy(ies)

Lead Agency(ies)

Time Frame

Funding

Goals

Objective 1. Encourage land uses that support pedestrian safety and comfort and contribute to commercial district identity and economic development
Strategy 1.1: Explore an appropriate zoning
designation at the Allen/Hall/Lombard
commercial nodes to encourage mixed-use,
main street-style development

Economic
Development
Objective 1 and
Transportation
Objectives 1 and 2

City of Beaverton
Planning Division

Strategy 1.2: Consider rezoning vacant
parcels along the Allen Boulevard Corridor
for mixed-use development

Housing 2.2
and Community
Development
Strategy 2.1

City of Beaverton
Planning Division,
Private property
owners

Long Term

General Fund

Long Term

General Fund,
Property
owners

Objective 2. Improve parking standards to support pedestrian-friendly, mixed-use development
Strategy 2.1: Create parking standards that
require parking to be located behind new
development to activate street frontage for
pedestrian use along the corridor.

Economic
Development
Objective 2

City of Beaverton
Planning Division

Long Term

General Fund

Strategy 2.2: Allow for lower parking
requirements within the new Commercial
Node Rezoning to allow developers more
flexible site design and reduce multi-family
housing costs

Housing Objective
2

City of Beaverton
Planning Division

Long Term

General Fund

Objective 3. Explore zoning and land use policies that mitigate residential and business displacement
Strategy 3.1: Incentivize affordable housing
construction through density bonuses or
voluntary inclusionary zoning

					

Housing Strategy

City of Beaverton

2.1

Planning Division

								

Long Term

General Fund,
CDBG
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Associated
Strategy(ies)

Lead Agency(ies)

Time
Frame

Funding

Goals

Objective 1. Improve sidewalks to increase the walkability of Allen making it more safe and comfortable
Strategy 1.1: Move sidewalks that
are currently curb tight to far side of
7.5 foot wide planter strip with street
trees per City of Beaverton Arterial
design standard (this could also be
a part of larger street improvements
including a road diet)
Strategy 1.2: Ensure that sidewalks
are in acceptable condition and
Americans with Disabilities Act
(ADA) compliant

Land Use Strategy 1.1

City of Beaverton Public
Works, Transportation Medium
and Operations,
to Long
Community
Term
Development, Planning

General Fund,
Transportation Funds,
Beaverton Sidewalk
Repair Grant Program,
adjacent property
owners, TriMet: TIP

N/A

City of Beaverton Public
Short to
Works, Transportation,
Medium
Community
Term
Development, Planning

General Fund,
Transportation Funds,
Beaverton Sidewalk
Repair Grant Program,
adjacent property
owners, TriMet: TIP

Objective 2. Improve pedestrian crossings at appropriate locations along the Allen corridor to provide greater walkability, north-south access, comfort
and safety, while reducing jay walking
Strategy 2.1:  Install rapid flash
beacons or HAWK signals, improve
pedestrian safety and reduce
jaywalking
Strategy 2.2: Install center lane
pedestrian refuge islands

Land Use Strategy 1.1

City of Beaverton Public
Short to
Works, Transportation,
Medium
Community
Term
Development, Planning

General Fund,
Transportation Funds,
DOT

N/A

City of Beaverton Public
Works, Transportation, Medium
Community
Term
Development, Planning

General Fund,
Transportation Funds,
DOT

City of Beaverton Public
Strategy 2.3: Adjust stop light timing
to increase pedestrian safety
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Works, Transportation, Short
Community
Term
Development, Planning

General Fund,
Transportation Funds,
DOT

					

Transportation and Streetscape (Continued)
Associated
Strategy(ies)

Lead Agency(ies)

Time Frame

Funding

Goals

Objective 3. Identify areas along Allen where bicycle safety could be improved to encourage greater use and comfort
Strategy 3.1 : Add
designated bike lanes
Strategy 3.2: Install
designated bike
crossings to allow
improved north-south
movement
Strategy 3.3: Explore
installation of
wider sidewalks to
accommodate less
confident riders
Strategy 3.4: Install
center-lane refuge
islands for cyclists

N/A

City of Beaverton Public
Works, Transportation,
Medium to Long Term
Community
Development, Planning

General Fund,
Transportation Funds,
DOT

N/A

City of Beaverton Public
Works, Transportation,
Medium Term
Community
Development, Planning

General Fund,
Transportation Funds,
DOT

N/A

City of Beaverton Public
Works, Transportation,
Medium to Long Term
Community
Development, Planning

General Fund,
Transportation
Funds,Beaverton
Sidewalk Repair Grant
Program, adjacent
property owners,
TriMet: TIP

N/A

City of Beaverton Public
Works, Transportation,
Short to Medium Term
Community
Development, Planning

General Fund,
Transportation Funds,
DOT

Objective 4. Identify areas along Allen where motor-vehicle safety could be improved
Strategy 4.1: Install
center turn lanes to
provide left turning
cars a lane to queue
Strategy 4.2: Reduce
the number of travel
lanes to allow room for
a center turn lane

					

N/A

City of Beaverton Public
Works, Transportation,
Long Term
Community
Development, Planning

General Fund,
Transportation Funds,
DOT,

Land Use Strategy 1.1

City of Beaverton Public
Works, Transportation,
Long Term
Community
Development, Planning

General Fund,
Transportation Funds,
DOT
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Transportation and Streetscape (Continued)
Associated
Strategy(ies)

Lead Agency(ies)

Time
Frame

Funding

Goals

Objective 5. 5. Improve public transportation functionality
Strategy 5.1: Widen sidewalks to meet
ADA loading/unloading compliance at
appropriate locations

Strategy 5.2: Work with Trimet to assess
community transit needs

N/A

City of Beaverton Public
Medium
Works, Transportation,
to Long
Community
Term
Development, Planning

General Fund,
Transportation Funds,
Beaverton Sidewalk Repair
Grant Program, adjacent
property owners, TriMet: TIP

N/A

City of Beaverton Public
Works, Transportation, Medium
Community
Term
Development, Planning

General Fund,
Transportation Funds,
Beaverton Sidewalk Repair
Grant Program, adjacent
property owners, TriMet: TIP

Objective 6. 6. Provide a safer and more pleasant and comfortable streetscape environment with street trees

Strategy 6.1: Identify areas lacking in
vegetation and plant street trees in planter
strips and median islands

Objective 7. 7.

N/A

City of Beaverton Public
Short to
Works, Transportation,
Medium
Community
Term
Development, Planning

Identify locations along Allen to better accommodate stormwater improvements and improve basic streetscape amenities

Strategy 7. 1: Identify locations and
partnerships to help implement
stormwater improvements and install
green infrastructure

City of Beaverton Public
Works, Transportation, Short to
Land Use Strategy
Community
Medium
2.2
Development,
Term
Planning, Sustainability

Strategy 7.2: Provide basic amenities such
as trashcans, water fountains, benches,
bike racks, and pedestrian scale lighting
to streetscape for improved pedestrian
convenience, comfort, and identity

Economic
Development
Strategy 3.2
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City of Beaverton Public
Works, Transportation, Short to
Community
Medium
Development,
Term
Planning, sustainability

General Fund,
Transportation Funds, DOT,
Clean Water Services

General Fund,
Transportation Funds

					

Economic Development
Associated
Strategy(ies)

Lead Agency(ies)

Time
Frame

Funding

Goals

Objective 1: Increase economic development programming to promote the corridor as a destination for local ethnic businesses in Beaverton
N/A

City of Beaverton
Long Term
Economic Development

General
Fund

Strategy 1.2: Provide technical assistance to
local business owners to provide information
about how to best market to broader audiences

N/A

City of Beaverton
Economic
Development,
Microenterprise
Services of Oregon,
Hispanic Resource
Center?

CDBG,
General
Fund

Strategy 1.3: Promote the Allen Boulevard
corridor through festivals and events

Community
City of Beaverton
Development Strategies
Ongoing
Economic Development
1.2, 2.2

Strategy 1.1: Create a cultural district

Short Term

General
Fund

Objective 2: Improve the appearance of Allen Boulevard
Strategy 2.1: Develop targeted economic
development programs for the Allen Boulevard
business community such as a Storefront
Improvement Program

					

N/A

City of Beaverton
Economic
Development,
Microenterprise
Services of Oregon,
Adelante Mujeres

								

Short Term

CDBG,
General
Fund
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Economic Development (Continued)

Associated
Strategy(ies)

Lead Agency(ies)

Time
Frame

Funding

Goals

Objective 3: Support new, existing, and established businesses along Allen Boulevard and recruit new businesses based on the desires of the local
community
Strategy 3.1: Support existing and new
small businesses through partnerships with
community development financial institutions
and other non-profits

N/A

City of Beaverton,
Microenterprise
Services of Oregon,
Albina Opportunities
Corporation, Adelante
Mujeres

Strategy 3.2: Conduct business recruitment
activities for businesses that match the desires
of the local community

Housing Strategy 3.2

City of Beaverton
Short Term
Economic Development

General
Fund

City of Beaverton
Economic

General

Strategy 3.3: Work with local commercial
property owners to locate food carts or a food

N/A

cart pod along Allen Boulevard.

Ongoing

Short Term

Development, Planning

CDBG,
Small
Business
Association
Loans

Fund

Objective 4: Organize the business community to create and unite behind a cohesive vision to drive the future of the corridor
Strategy 4.1: Work with existing businesses to
create an Allen Boulevard Business Association
Strategy 4.2: Consider the potential benefits
of a Business Improvement District in the
area and work with local business owners to
determine feasibility

97

Final Report | Allen Boulevard Corridor Plan

N/A

N/A

City of Beaverton
Economic
Development,
Neighborhood ?
City of Beaverton
Economic Development

Long Term

Long Term

General
Fund,
Private
owners
General
Fund,
Private
owners

					

Associated
Strategy(ies)

Lead Agency(ies)

Time Frame

Funding

Medium Term
and Ongoing

General Fund
Seed funding,
Money collected
from violation
fees, Oregon
Community
Development

Goals

Objective 1. Support safe and healthy homes
Strategy 1.1: Revamp
Beaverton's housing
inspection program to better
target problem properties and
protect vulnerable renters

Community
Development
Strategy 1.3

City of Beaverton Community
Development Department,
Building Services Division,
Washington County Department
of Health and Human Services

Objective 2. Preserve an enclave of workforce housing proximate to downtown
Strategy 2.1: Provide
incentives and technical
assistance for developers
looking to build affordable,

Land Use
Strategy 3.1

sustainable, or workforce
housing (e.g. density bonus)
Strategy 2.2: Acquire,
manage, and oversee the site
development of vacant land to
protect future opportunities
for affordable housing

					

City of Beaverton Planning
Department, Community
Development Department,
Housing and Community

Short Term
and Ongoing

Services, Oregon Opportunity
Network
Community
Development
Strategies 2.1
and 3.2

City of Beaverton Community
Development Department,
and Housing and Community
Services

								

CDBG, Oregon
Community
Development,
Metro

Medium Term

General Fund
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Associated
Strategy(ies)

Lead Agency(ies)

Time
Frame

Funding

Goals

Objective 3. Increase financial stability by encouraging home ownership and building home equity
Strategy 3.1: Actively promote
existing programs to help
homeowners fix up their
properties

Community
Development
Strategies 1.2
and 1.3

City of Beaverton Housing and
Community Services and Rebuilding
Together, Washington County

Short
Term

CDBG, General Fund

Strategy 3.2: Partner with
non-profits that help first-time
home buyers or those with
N/A
checkered credit histories
achieve homeownership

Proud Ground, City of Beaverton
Housing and Community Services,
Medium
Portland Housing Center, MESO, and Term
other nonprofits

Nonprofits, General
Fund

Strategy 3.3: Restore and
preserve historic homes to
build neighborhood identity
and increase property values

Restore Oregon, Oregon Historic
Preservation Office, Historic
Preservation League of Oregon
City of Beaverton Neighborhood
Programs

State Historic
Preservation
Organization Grants

N/A

Long
Term

Objective 4. Mitigate gentrification and displacement
City of Beaverton Housing and
Community Services, Fair Housing

Strategy 4.1: Educate landlords
and tenants about the new
Section 8 anti-discrimination
legislation

Council of Oregon, Metro Multifamily Short
Housing Association, Portland
Term
Housing Center, Community Alliance
of Tenants, and other nonprofits

General fund, FHCO,
Portland Housing Center

Strategy 4.2: Use Community
Economic
Benefit Agreements to channel
Development
economic growth into the
Strategy 3.2
existing local community

City of Beaverton Economic
Development Department

Medium
Term

Dispute Resolution
Center

Strategy 4.3: Encourage
local nonprofits to become
developers

City of Beaverton Planning
Department, Community
Development Department, and
Housing and Community Services

Medium
Term

CDBG
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Community Development
Associated
Strategy(ies)

Lead Agency(ies)

Time
Frame

Funding

Goals

Objective 1. Support community stewardship
Strategy 1.1: Implement the
Neighborhood Pride Program

N/A

Beaverton Building Services
Division, Neighborhood Office,
Police Department, Urban
Forestry Department

Strategy 1.2: Create
opportunities for stewardship,
through activities, such as
neighborhood clean-up days

Economic
Development
Strategy 1.3

Neighborhood Office, Community
Short Term General Fund
Development Department

Strategy 1.3.: Strengthen code
enforcement within the study
area

Housing Strategy Beaverton Code Compliance
1.1
Program

Medium
Term and
Ongoing

General Fund

Medium
Term and
Ongoing

General Fund - Code
Compliance Program

Long Term

Tualatin Valley Parks
and Recreation,
General Fund, CDBG

Objective 2. Foster connections between existing communities in study area
Strategy 2.1: Develop
community gathering spaces
both private and public

Tualatin Valley Parks and
Land Use 1.2 and Recreation, Economic
Housing Strategy Development Department,
2.1
Community Development
Department

Strategy 2.2.: Create community Economic
events that build a shared
Development
identity
Strategy 1.3

General Fund Neighborhood Office, Community
Short Term Neighborhood Office
Development Department
(NACs)

Objective 3. View underutilized space as a community asset
Beaverton Public Schools,
Long
Neighborhood Office, Community Term and
Development Department
Ongoing

Strategy 3.1: Focus on the needs
of kids and teenagers

N/A

Strategy 3.2:Engage in acts
of "Tactical Urbanism" or
temporary installations of new
uses in the area

Housing Strategy Neighborhood Office, Community Medium
2.2
Development Department
Term

					

								

CDBG, Beaverton
Public Schools, General
Fund
General Fund
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